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Gwybodaeth Gyhoeddus

Bydd rhaid | unrhyw person sydd eisiau siarad yn Y Pwyllgor Cynllunio cofrestru
gyda Gwasanaethau Democrataidd erbyn hanner dydd ar diwrnod cyn y cyfarfod.
Mae manylion ynglyn a siarad yn cyhoeddus ar gael tu fewn I'r agenda neu yma
Protocol ar gyfraniadau gan y cyhoedd mewn Pwyllgorau Cynllunio

Mynediad i gopiau papur o agendau ac adroddiadau

Gellir darparu copi o'r agenda hwn ac adroddiadau perthnasol i aelodau'r cyhoedd sy'n
mynychu cyfarfod drwy ofyn am gopi gan Gwasanaethau Democrataidd ar 01633 644219.
Dylid nodi fod yn rhaid i ni dderbyn 24 awr o hysbysiad cyn y cyfarfod er mwyn darparu
copi caled o'r agenda hwn i chi.

Edrych ar y cyfarfod ar-lein

Gellir gweld y cyfarfod ar-lein yn fyw neun dilyn y cyfarfod drwy fynd i
www.monmouthshire.gov.uk neu drwy ymweld a'n tudalen Youtube drwy chwilio am
MonmouthshireCC. Drwy fynd i mewn i'r ystafell gyfarfod, fel aelod o'r cyhoedd neu i
gymryd rhan yn y cyfarfod, rydych yn caniatau i gael eich ffilmio ac i ddefnydd posibl y
delweddau a'r recordiadau sain hynny gan y Cyngor.

Y Gymraeg

Mae'r Cyngor yn croesawu cyfraniadau gan aelodau'r cyhoedd drwy gyfrwng y Gymraeg
neu'r Saesneg. Gofynnwn gyda dyledus barch i chi roi 5 diwrnod o hysbysiad cyn y
cyfarfod os dymunwch siarad yn Gymraeg fel y gallwn ddarparu ar gyfer eich anghenion.


http://democracy.monmouthshire.gov.uk/documents/s4204/PublicSpeakingDocumentWelsh.docx.pdf
http://www.monmouthshire.gov.uk/

Nodau a Gwerthoedd Cyngor Sir Fynwy

Cymunedau Cynaliadwy a Chryf

Canlyniadau y gweithiwn i'w cyflawni

Neb yn cael ei adael ar 6l

e Gall pobl hyn fyw bywyd da
o Pobl & mynediad i dai addas a fforddiadwy

o Pobl & mynediad a symudedd da

Pobl yn hyderus, galluog ac yn cymryd rhan

¢ Camddefnyddio alcohol a chyffuriau ddim yn effeithio ar fywydau pobl
e Teuluoedd yn cael eu cefnogi

e Pobl yn teimlo'n ddiogel

Ein sir yn ffynnu

e Busnes a menter
e Pobl & mynediad i ddysgu ymarferol a hyblyg
e Pobl yn diogelu ac yn cyfoethogi'r amgylchedd

Ein blaenoriaethau

e Ysgolion
e Diogelu pobl agored i niwed
e Cefnogi busnes a chreu swyddi

e Cynnal gwasanaethau sy’n hygyrch yn lleol

Ein gwerthoedd

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.



Diben

Diben yr adroddiadau a atodir a'r cyflwyniad cysylltiedig gan swyddogion i'r Pwyllgor yw galluogi'r
Pwyllgor Cynllunio i wneud penderfyniad ar bob cais yn y rhestr a atodir, ar 6l pwyso a mesur y
gwahanol ystyriaethau cynllunio perthnasol.

Dirprwywyd pwerau i'r Pwyllgor Cynllunio wneud penderfyniadau ar geisiadau cynllunio. Mae'r
adroddiadau a gynhwysir yn yr atodlen yma'n asesu’r datblygiad arfaethedig yn erbyn polisi
cynllunio perthnasol ac ystyriaethau cynllunio eraill perthnasol, a rhoi ystyriaeth i'r holl ymatebion
ymgynghori a dderbyniwyd. Daw pob adroddiad i ben gydag argymhelliad swyddog i'r Pwyllgor
Cynllunio ar p'un ai yw swyddogion yn ystyried y dylid rhoi caniatad cynllunio (gydag awgrym am
amodau cynllunio lle'n briodol) neu ei wrthod (gydag awgrymiadau am resymau dros wrthod).

Dan Adran 38(6) Deddf Cynllunio a Phrynu Gorfodol 2004, mae'n rhaid i bob cais cynllunio gael eu
penderfynu yn unol & Chynllun Datblygu Lleol Sir Fynwy 2011-2021 (a fabwysiadwyd yn Chwefror
2014), os nad yw ystyriaethau cynllunio perthnasol yn awgrymu fel arall.

Disgwylir i'r holl benderfyniadau a wneir fod o fudd i'r Sir a'n cymunedau drwy ganiatau datblygu
ansawdd da yn y lleoliadau cywir, ac ymwrthod & datblygiad amhriodol, ansawdd gwael neu yn y
lleoliad anghywir. Mae cysylltiad uniongyrchol i amcan y Cyngor o adeiladu cymunedau cryf a
chynaliadwy.

Gwneud penderfyniadau

Gellir cytuno ar geisiadau yn rhwym ar amodau cynllunio. Mae'n rhaid i amodau gyflawni'r holl feini
prawf dilynol:
¢ Angenrheidiol i wneud y datblygiad arfaethedig yn dderbyniol;
Perthnasol i ddeddfwriaeth cynllunio (h.y. ystyriaeth cynllunio);
Perthnasol i'r datblygiad arfaethedig dan sylw;
Manwl;
Gorfodadwy; a
Rhesymol ym mhob cyswillt arall.

Gellir cytuno i geisiadau yn amodol ar gytundeb cyfreithiol dan Adran 106 Deddf Cynllunio Tref a
Gwlad 1990 (fel y'i diwygiwyd). Mae hyn yn sicrhau goblygiadau cynllunio i wrthbwyso effeithiau'r
datblygiad arfaethedig. Fodd bynnag, mae'n rhaid i'r goblygiadau cynllunio hyn gyflawni'r holl feini
prawf dilynol er mwyn iddynt fod yn gyfreithlon:

¢ Angenrheidiol i wneud y datblygiad yn dderbyniol mewn termau cynllunio;

e Uniongyrchol gysylltiedig &'r datblygiad; ac

o Wedi cysylltu'n deg ac yn rhesymol mewn maint a math i'r datblygiad.

Mae gan yr ymgeisydd hawl apelio statudol yn erbyn gwrthod caniatad yn y rhan fwyaf o achosion,
neu yn erbyn gosod amodau cynllunio, neu yn erbyn methiant y Cyngor i benderfynu ar gais o
fewn y cyfnod statudol. Nid oes unrhyw hawl apelio trydydd parti yn erbyn penderfyniad.

Gall y Pwyllgor Cynllunio wneud argymhellion sy'n groes i argymhelliad y swyddog. Fodd bynnag,
mae'n rhaid rhoi rhesymau am benderfyniadau o'r fath ac mae'n rhaid i'r penderfyniad fod yn
seiliedig ar y Cynllun Datblygu Lleol (LDP) a/neu ystyriaethau cynllunio perthnasol. Pe byddai
penderfyniad o'r fath yn cael ei herio mewn apél, bydd yn ofynnol i Aelodau Pwyllgor amddiffyn eu
penderfyniad drwy'r broses apél.

Prif gyd-destun polisi

Mae'r LDP yn cynnwys y prif bolisiau datblygu a dylunio. Yn hytrach nag ail-adrodd y rhain ar gyfer
pob cais, caiff y geiriad llawn ei osod islaw er cymorth Aelodau.

Polisi EP1 - Gwarchod Amwynderau a'r Amgylchedd




Dylai datblygiad, yn cynnwys cynigion ar gyfer adeiladau newydd, estyniadau i adeiladau
presennol a hyshysebion roi ystyriaeth i breifatrwydd, amwynder ac iechyd defnyddwyr adeiladau
cyfagos. Ni chaniateir cynigion datblygu a fyddai'n achosi neu'n arwain at risg/niwed annerbyniol i
amwynder lleol, iechyd, cymeriad/ansawdd cefn gwlad neu fuddiannau cadwraeth natur, tirlun neu
bwysigrwydd treftadaeth adeiledig oherwydd y dilynol, os na fedrir dangos y gellir cymryd mesurau
i oresgyn unrhyw risg sylweddol:

- Llygredd aer;

- Llygredd golau neu swn;

- Llygredd dvvr;

- Halogiad;

- Ansefydlogrwydd tir; neu

- Unrhyw risg a ddynodwyd i iechyd neu ddiogelwch y cyhoedd.

Polisi DES1 — Ystyriaethau Dylunio Cyffredinol

Dylai pob datblygiad fod o ddyluniad cynaliadwy ansawdd uchel a pharchu cymeriad lleol a
nodweddion neilltuol amgylchedd adeiledig, hanesyddol a naturiol Sir Fynwy. Bydd yn ofynnol i
gynigion datblygu:

a) Sicrhau amgylchedd diogel, dymunol a chyfleus sy'n hygyrch i bob aelod o'r gymuned, yn
cefnogi egwyddorion diogelwch y gymuned ac yn annog cerdded a seiclo;

b) Cyfrannu tuag at naws o le wrth sicrhau fod maint y datblygiad a'i ddwyster yn gydnaws
gyda defnyddiau presennol;

c) Parchu ffurf, maint, lleoliad, casglu, deunyddiau a gweddlun ei osodiad ac unrhyw
adeiladau cyfagos o ansawdd;

d) Cynnal lefelau rhesymol o breifatrwydd ac amwynder defnyddwyr adeiladau cyfagos, lle'n
berthnasol;

e) Parchu'r golygfeydd adeiledig a naturiol lle maent yn cynnwys nodweddion hanesyddol
a/neu amgylchedd adeiledig neu dirlun deniadol neu neilltuol;

f) Defnyddio technegau adeiladu, addurniad, arddulliau a golau i wella ymddangosiad y
cynnig gan roi ystyriaeth i wead, lliw, patrwm, cadernid a saerniaeth mewn defnyddio
deunyddiau;

g) Ymgorffori a, lle'n bosibl, wella nodweddion presennol sydd o werth hanesyddol, gweledol
neu gadwraeth natur a defnyddio'r traddodiad brodorol lle'n briodol;

h) Cynnwys cynigion tirlun ar gyfer adeiladau newydd a defnyddiau tir fel eu bod yn
integreiddio i'w hamgylchiadau, gan roi ystyriaeth i ymddangosiad y tirlun presennol a'i
gymeriad cynhenid, fel y'i diffinnir drwy broses LANDMAP. Dylai tirlunio roi ystyriaeth i, a
lle'n briodol gadw, coed a gwrychoedd presennol;

i) Gwneud y defnydd mwyaf effeithiol o dir sy'n gydnaws gyda'r meini prawf uchod, yn
cynnwys y dylai isafswm dwysedd net datblygiad preswyl fod yn 30 annedd fesul hectar, yn
amodol ar faen prawf |) islaw;

j) Sicrhau dyluniad sy'n ymateb i'r hinsawdd ac effeithiol o ran adnoddau. Dylid rhoi ystyriaeth
i leoliad, cyfeiriadu, dwysedd, gweddlun, ffurf adeiledig a thirlunio ac i effeithiolrwydd ynni a
defnyddio ynni adnewyddadwy, yn cynnwys deunyddiau a thechnoleg;

k) Meithrin dylunio cynhwysaol,

[) Sicrhau y caiff ardaloedd preswyl presennol a nodweddir gan safonau uchel o breifatrwydd
ac ehangder eu gwarchod rhag gor-ddatblygu a mewnlenwi ansensitif neu amhriodol.

Cyfeirir at bolisiau perthnasol allweddol eraill yr LDP yn adroddiad y swyddog.

Canllawiau Cynllunio Atodol (SPG):
Gall y Canllawiau Cynllunio Atodol dilynol hefyd fod yn berthnasol i wneud penderfyniadau fel
ystyriaeth cynllunio perthnasol:
- Seilwaith Gwyrdd (mabwysiadwyd Ebrill 2015)
- Canllawiau Dylunio Trosi Adeiladau Amaethyddol (mabwysiadwyd Ebrill 2015)
- Polisi H4(g) LDP Trosi/Adfer Adeiladau yng Nghefn Gwlad i Ddefnydd Preswyl - Asesu Ail-
ddefnydd ar gyfer Dibenion Busnes (mabwysiadwyd Ebrill 2015)
- Polisiau H5 a H6 LDP Anheddau yn Lle ac Ymestyn Anheddau Gwledig yng Nghefn Gwlad
(mabwysiadwyd Ebrill 2015)




- Arfarniad Ardal Cadwraeth Trellech (Ebrill 2012)

- Garejys Domestig (mabwysiadwyd lonawr 2013)

- Safonau Parcio Sir Fynwy (mabwysiadwyd lonawr 2013)

- Ymagwedd at Oblygiadau Cynllunio (Mawrth 2013)

- Drafft Tai Fforddiadwy (Gorffennaf 2015)

- Drafft Ynni Adnewyddadwy ac Effeithiolrwydd Ynni (Rhagfyr 2014)

- Drafft Nodyn Cyngor Cynllunio ar Asesu Tirlun Datblygu ac Effaith Gweledol Tyrbinau
Gwynt

- Drafft Prif Wynebau Siopau (Mehefin 2015)

Polisi Cynllunio Cyhoeddus
Gall y polisi cynllunio cenedlaethol dilynol hefyd fod yn berthnasol i wneud penderfyniadau fel
ystyriaeth cynllunio berthnasol:

- Polisi Cynllunio Cymru (PPW) Rhifyn 2016

- Nodiadau Cyngor Technegol (TAN) PPW:

- TAN 1: Cydastudiaethau Argaeledd Tir Tai (2014)

- TAN 2: Cynllunio a Thai Fforddiadwy (2006)

- TAN 3: Symleiddio Parthau Cynllunio (1996)

- TAN 4: Manwerthu a Chanol Trefi (1996)

- TAN 5: Cadwraeth Natur a Chynllunio (2009)

- TAN 6: Cynllunio ar gyfer Cymunedau Gwledig Cynaliadwy (2010)

- TAN 7: Rheoli Hysbysebion Awyr Agored (1996)

- TAN 8: Ynni Adnewyddadwy (2005)

- TAN 9: Gorfodaeth Rheoli Adeiladu (1997)

- TAN 10: Gorchmynion Cadwraeth Coed (1997)

- TAN 11: Swn (1997)

- TAN 12: Dylunio (2014)

- TAN 13: Twristiaeth (1997)

- TAN 14: Cynllunio Arfordirol (1998)

- TAN 15: Datblygu a Risg Llifogydd (2004)

- TAN 16: Chwaraeon, Hamdden a Gofodau Agored (2009)

- TAN 18: Trafnidiaeth (2007)

- TAN 19: Telathrebu (2002)

- TAN 20: Y Gymraeg (2013)

- TAN 21: Gwastraff (2014)

- TAN 23: Datblygu Economaidd (2014)

- Nodyn Cyngor Technegol Mwynol (MTAN) Cymru 1: Agregau (30 Mawrth 2004)

- Nodyn Cyngor Technegol Mwynol (MTAN) Cymru 2: Glo (20 lonawr 2009)
Cylchlythyr Llywodraeth Cymru 016/2014 ar amodau cynllunio

Materion eraill

Gall y ddeddfwriaeth ddilynol arall fod yn berthnasol wrth wneud penderfyniadau
Deddf Cynllunio (Cymru) 2016

Daeth Adrannau 11 a 31 y Ddeddf Cynllunio i rym yn lonawr 2016 yn golygu fod y Gymraeg yn
ystyriaeth cynllunio berthnasol. Mae Adran 11 yn ei gwneud yn ofynnol i'r gwerthusiad
cynaliadwyedd, a gymerir wrth baratoi LDP, gynnwys asesiad o effeithiau tebygol y cynllun ar
ddefnydd y Gymraeg yn y gymuned. Lle mae cynllun integredig sengl yr awdurdod wedi dynodi
bod y Gymraeg yn flaenoriaeth, dylai'r asesiad fedru dangos y cysylltiad rhwng yr ystyriaeth ar
gyfer y Gymraeg a'r prif arfarniad cynaliadwyedd ar gyfer yr LDP, fel y'i nodir yn TAN 20.

Mae Adran 31 y Ddeddf Cynllunio yn egluro y gall awdurdodau cynllunio gynnwys ystyriaethau yn
ymwneud &'r defnydd o'r Gymraeg wrth wneud penderfyniadau ar geisiadau am ganiatad cynllunio,
cyn belled ag mae'n berthnasol i'r Gymraeg. Nid yw'r darpariaethau yn rhoi unrhyw bwysiad
ychwanegol i'r Gymraeg o gymharu ag ystyriaethau perthnasol eraill. Mater i'r awdurdod cynllunio
lleol yn llwyr yw p'un ai yw'r Gymraeg yn ystyriaeth berthnasol mewn unrhyw gais cynllunio, a



dylai'r penderfyniad p'un ai i roi ystyriaeth i faterion y Gymraeg gael ei seilio ar yr ystyriaeth a
roddwyd i'r Gymraeg fel rhan o broses paratoi'r LDP.

Cynhaliwyd gwerthusiad cynaliadwyedd ar Gynllun Datblygu Lleol (LDP) Sir Fynwy a
fabwysiadwyd yn 2014, gan roi ystyriaeth i'r ystod lawn o ystyriaethau cymdeithasol, amgylcheddol
ac economaidd, yn cynnwys y Gymraeg. Cyfran cymharol fach o boblogaeth Sir Fynwy sy'n siarad,
darllen neu ysgrifennu Cymraeg o gymharu gydag awdurdodau lleol eraill yng Nghymru ac ni
ystyriwyd fod angen i'r LDP gynnwys polisi penodol ar y Gymraeg. Roedd casgliad yr asesiad am
effeithiau tebygol y cynllun ar y defnydd o'r Gymraeg yn y gymuned yn fach iawn.

Rheoliadau Asesiad Effaith ar yr Amgylchedd1999

Mae Rheoliadau Cynllunio Tref a Gwlad (Asesiad Effaith ar yr Amgylchedd) (Lloegr a Chymru)
1999 fel y'i diwygiwyd gan Reoliadau Cynllunio Tref a Gwlad (Asesiad Effaith ar yr Amgylchedd)
(Diwygiad) 2008 yn berthnasol i'r argymhellion a wnaed. Bydd y swyddog yn tynnu sylw at hynny
pan gyflwynwyd Datganiad Amgylcheddol gyda chais.

Rheoliadau Cadwraeth Rhywogaethau a Chynefinoedd 2010

Lle aseswyd bod safe cais yn safle bridio neu glwydo ar gyfer rhywogaethau Ewropeaidd a
warchodir, bydd angen fel arfer i'r datblygydd wneud cais am "randdirymiad' (trwydded datblygu)
gan Cyfoeth Naturiol Cymrau. Mae pob rhywogaeth o ystlumod, pathewod a madfallod cribog
mawr yn enghreifftiau o'r rhywogaethau gwarchodedig hyn. Wrth ystyried ceisiadau cynllunio
mae'n ofynnol i Gyngor Sir Fynwy fel awdurdod cynllunio lleol roi ystyriaeth i Reoliadau Cadwraeth
Rhywogaethau a Chynefinoedd 20120 (y Rheoliadau Cynefinoedd) ac i'r ffaith mai dim ond lle
cyflawnir tri phrawf a nodir yn Erthygl 16 y Gyfarwyddeb Cynefinoedd y caniateir rhanddirymiadau.
Caiff y tri phrawf eu nodi islaw.

0] Mae'r rhanddirymiad er budd iechyd a diogelwch y cyhoedd, neu am resymau hanfodol
eraill o ddiddordeb pennaf i'r cyhoedd, yn cynnwys rhai o natur economaidd a chanlyniadau
buddiol o bwysigrwydd sylfaenol i'r amgylchedd.

(i) Nad oes dewis arall boddhaol.

(iii) Nad yw'r rhanddirymiad yn niweidiol i gynnal y boblogaeth o'r rhywogaeth dan sylw drwy
statws cadwraeth ffafriol yn eu hardal naturiol.

Deddf Llesiant Cenedlaethau'r Dyfodol (Cymru) 2015

Nod y Ddeddf yw gwella llesiant cymdeithasol, economaidd, amgylcheddol a diwylliannol Cymru.
Mae'r Ddeddf yn gosod nifer o amcanion llesiant

- Cymru lewyrchus; defnydd effeithiol o adnoddau, pobl fedrus ac addysgedig, cynhyrchu
cyfoeth, darparu swyddi;

- Cymru gref; cynnal a chyfoethogi bioamrywiaeth ac ecosystemau sy'n cefnogi hynny ac a
all addasu i newid (e.e. newid yn yr hinsawdd);

- Cymru iachach; cynyddu llesiant corfforol a meddyliol pobl i'r eithaf a deall effeithiau
iechyd;

- Cymru o gymunedau cydlynol: cymunedau yn ddeniadol, hyfyw, diogel a gyda
chysylltiadau da.

- Cymru sy'n gyfrifol yn fyd-eang: rhoi ystyriaeth i effaith ar lesiant byd-eang wrth ystyried
llesiant cymdeithasol, economaidd ac amgylcheddol lleol;

- Cymru gyda diwylliant egniol a'r iaith Gymraeg yn ffynnu: caiff diwylliant, treftadaeth a'r
Gymraeg eu hyrwyddo a'u diogelu. Caiff pobl eu hannog i gymryd rhan mewn chwaraeon,
celf a hamdden;

- Cymru fwy cyfartal: gall pobl gyflawni eu potensial beth bynnag yw eu cefndir neu
amgylchiadau.

Caiff nifer o egwyddorion datblygu cynaliadwy hefyd eu hamlinellu:
Hirdymor: cydbwyso angen tymor byr gyda'r hirdymor a chynllunio ar gyfer y dyfodol;
- Cydweithio: cydweithio gyda phartneriaid eraill i gyflawni amcanion;
- Ymgyfraniad: cynnwys y rhai sydd & diddordeb a gofyn am eu barn;
- Atal: rhoi adnoddau i ateb problemau rhag digwydd neu waethygu;
- Integreiddio: cael effaith gadarnhaol ar bobl, yr economi a'r amgylchedd a cheisio bod o
fudd i bob un o'r tri.



Mae'r gwaith a wneir gan awdurdod cynllunio lleol yn cysylltu’n uniongyrchol & hyrwyddo a sicrhau
datblygu cynaliadwy ac yn anelu i sicrhau cydbwysedd rhwng y tri maes: amgylchedd, economi a
chymdeithas.

Trefn Troseddu ac Anrhefn 1998

Mae Adran 17(1) Deddf Troseddu ac Anrhefn 1998 yn gosod dyletswydd ar awdurdod lleol i
weithredu ei wahanol swyddogaethau gan roi ystyriaeth ddyledus i effaith debygol gweithredu'r
swyddogaethau hynny ar, a'r angen i wneud popeth y gall ei wneud yn rhesymol i atal troseddu ac
anrhefn yn ei ardal. Gall troseddu ac ofn troseddu fod yn ystyriaeth cynllunio berthnasol. Tynnir
sylw at y pwnc hwn yn adroddiad y swyddog lle mae'n ffurfio ystyriaeth sylweddol ar gyfer cynnig.

Deddf Cydraddoldeb 2010

Mae Deddf Cydraddoldeb 2010 yn cynnwys dyletswydd cydraddoldeb sector cyhoeddus i
integreiddio ystyriaeth cydraddoldeb a chysylltiadau da ym musnes rheolaidd awdurdodau
cyhoeddus. Mae'r Ddeddf yn dynodi nifer o 'nodweddion gwarchodedig': oedran, anabledd,
ailbennu rhywedd; priodas a phartneriaeth sifil; hil; crefydd neu gredo; rhyw; a chyfeiriadedd
rhywiol. Bwriedir i gydymffurfiaeth arwain at benderfyniadau a wnaed ar sail gwybodaeth well a
datblygu polisi a gwasanaethau sy'n fwy effeithlon ar gyfer defnyddwyr. Wrth weithredu ei
swyddogaethau, mae'n rhaid i'r Cyngor roi ystyriaeth ddyledus i'r angen i: ddileu gwahaniaethu
anghyfreithlon, aflonyddu, erledigaeth ac ymddygiad arall a gaiff ei wahardd gan y Ddeddf; hybu
cyfle cyfartal rhwng pobl sy'n rhannu nodwedd warchodedig a'r rhai nad ydynt; a meithrin
cysylitiadau da rhwng pobl sy'n rhannu nodwedd warchodedig a'r rhai nad ydynt. Mae rhoi
ystyriaeth ddyledus i hyrwyddo cydraddoldeb yn cynnwys: dileu neu leihau anfanteision a
ddioddefir gan bobl oherwydd eu nodweddion gwarchodedig; cymryd camau i ddiwallu anghenion
o grwpiau gwarchodedig lle mae'r rhain yn wahanol i anghenion pobl eraill; ac annog pobl o
grwpiau gwarchodedig i gymryd rhan mewn bywyd cyhoeddus neu mewn gweithgareddau eraill lle
mae eu cyfranogiad yn anghymesur o isel.

Mesur Plant a Theuluoedd (Cymru)

Mae ymgynghoriad ar geisiadau cynllunio yn agored i'n holl ddinasyddion faint bynnag eu hoed; ni
chynhelir unrhyw ymgynghoriad wedi'i dargedu a anelwyd yn benodol at blant a phobl ifanc. Yn
dibynnu ar faint y datblygiad arfaethedig, rhoddir cyhoeddusrwydd i geisiadau drwy lythyrau i
feddianwyr cyfagos, hysbysiadau safle, hysbysiadau yn y wasg a/neu gyfryngau cymdeithasol. Nid
yw'n rhaid i bobl sy'n ymateb i ymgynghoriadau roi eu hoedran nac unrhyw ddata personol arall, ac
felly ni chaiff y data yma ei gadw na'i gofnodi mewn unrhyw ffordd, ac ni chaiff ymatebion eu
gwahanu yn 6l oedran.




Protocol ar gyfraniadau gan y cyhoedd mewn Pwyllgorau Cynllunio

Dim ond yn llwyr yn unol &'r protocol hwn y caniateir cyfraniadau gan y cyhoedd mewn Pwyllgorau
Cynllunio. Ni allwch fynnu siarad mewn Pwyligor fel hawl. Mae'r gwahoddiad i siarad a'r ffordd y
cynhelir y cyfarfod ar ddisgresiwn Cadeirydd y Pwyllgor Cynllunio ac yn amodol ar y pwyntiau a
nodir islaw.

Pwy all siarad
Cynghorau Cymuned a Thref
Gall cynghorau cymuned a thref annerch y Pwyligor Cynllunio. Dim ond aelodau etholedig
cynghorau cymuned a thref gaiff siarad. Disgwylir i gynrychiolwyr gydymffurfio &'r egwyddorion
dilynol: -
(i) Cydymffurfio & Chod Cenedlaethol Ymddygiad Llywodraeth Leol. (ii) Peidio cyflwyno
gwybodaeth nad yw'n:
gyson gyda sylwadau ysgrifenedig eu cyngor, neu
e ynrhan o gais, neu
o wedi ei gynnwys yn yr adroddiad neu ffeil cynllunio.

Aelodau'r Cyhoedd

Cyfyngir siarad i un aelod o'r cyhoedd yn gwrthwynebu datblygiad ac un aelod o'r cyhoedd yn
cefnogi datblygiad. Lle mae mwy nag un person yn gwrthwynebu neu'n cefnogi, dylai'r unigolion
neu grwpiau gydweithio i sefydlu llefarydd. Gall Cadeirydd y Pwyllgor weithredu disgresiwn i
ganiatau ail siaradwr ond dim ond mewn amgylchiadau eithriadol lle mae cais sylweddol yn ysgogi
gwahanol safbwyntiau o fewn un 'ochr' y ddadl (e.e. cais archfarchnad lle mae un llefarydd yn
cynrychioli preswylwyr ac un arall yn cynrychioli manwerthwyr lleol). Gall aelodau'r cyhoedd benodi
cynrychiolwyr i siarad ar eu rhan.

Lle na ddeuir i gytundeb, bydd yr hawl i siarad yn mynd i'r person/sefydliad cyntaf i gofrestru eu
cais. Lle mae'r gwrthwynebydd wedi cofrestru i siarad caiff yr ymgeisydd neu asiant yr hawl i
ymateb.

Cyfyngir siarad i geisiadau lle cyflwynwyd llythyrau gwrthwynebu/cefnogaeth neu lofnodion ar
ddeiseb i'r Cyngor gan 5 neu fwy o aelwydydd/sefydliadau gwahanol. Gall y Cadeirydd weithredu
disgresiwn i ganiatau siarad gan aelodau o'r cyhoedd lle gallai cais effeithio'n sylweddol ar ardal
wledig prin ei phoblogaeth ond y derbyniwyd llai na 5 o lythyr yn gwrthwynebu/cefnogi.

Ymageiswyr

Bydd gan ymgeiswyr neu eu hasiantau a benodwyd hawl ymateb lle mae aelodau'r cyhoedd neu
gyngor cymuned/tref yn annerch pwyllgor. Fel arfer dim ond ar un achlysur y caniateir i'r cyhoedd
siarad pan gaiff ceisiadau eu hystyried gan Bwyllgor Cynllunio. Pan ohirir ceisiadau ac yn arbennig
pan gant eu hailgyflwyno yn dilyn penderfyniad pwyllgor i benderfynu ar gais yn groes i gyngor
swyddog, ni chaniateir i'r cyhoedd siarad fel arfer. Fodd bynnag bydd yn rhaid ystyried
amgylchiadau arbennig ar geisiadau a all gyfiawnhau eithriad.

Cofrestru Cais i Siarad

| gofrestru cais i siarad, mae'n rhaid i wrthwynebwyr/cefnogwyr yn gyntaf fod wedi gwneud
sylwadau ysgrifenedig ar y cais. Mae'n rhaid iddynt gynnwys eu cais i siarad gyda'u sylwadau neu
ei gofrestru wedyn gyda'r Cyngor.

Caiff ymgeiswyr, asiantau a gwrthwynebwyr eu cynghori i aros mewn cysylltiad gyda'r
swyddog achos am ddatblygiadau ar y cais. Cyfrifoldeb y rhai sy'n dymuno siarad yw gwirio
0s yw'r cais i gael ei ystyried gan y Pwyllgor Cynllunio drwy gysylltu &'r Swyddog Cynllunio,
a all roi manylion o'r dyddiad tebygol ar gyfer clywed y cais. Caiff y drefn ar gyfer cofrestru'r
cais i siarad ei nodi islaw.

Mae'n rhaid i unrhyw un sy'n dymuno siarad hysbysu Swyddogion Gwasanaethau Democrataidd y
Cyngor drwy ffonio 01633 644219 neu drwy e-bost i registertospeak@monmouthshire.gov.uk. Caiff
unrhyw geisiadau i siarad a gaiff eu e-bostio eu cydnabod cyn y dyddiad cau ar gyfer cofrestru i




siarad. Os nad ydych yn derbyn cydnabyddiaeth cyn y dyddiad cau, cysylltwch & Gwasanaethau
Democrataidd ar 01633 644219 i wirio y cafodd eich cais ei dderbyn.

Mae'n rhaid i siaradwyr wneud hyn cyn gynted ag sydd modd, rhwng 12 canol dydd ar y dydd
Mercher a 12 canol dydd ar y dydd Llun cyn y Pwyligor. Gofynnir i chi adael rhif ffon y gellir cysylltu
a chi yn ystod y dydd.

Bydd y Cyngor yn cadw rhestr o bobl sy'n dymuno siarad yn y Pwyllgor Cynllunio.

Gweithdrefn yng Nghyfarfod y Pwyllgor Cynllunio

Dylai pobl sydd wedi cofrestru i siarad gyrraedd ddim hwyrach na 15 munud cyn dechrau'r

cyfarfod. Bydd swyddog yn cynghori ar drefniadau seddi ac yn ateb ymholiadau. Caiff y weithdrefn

ar gyfer delio gyda siarad gan y cyhoedd ei osod islaw:

e Byddy Cadeirydd yn nodi'r cais i'w ystyried.

¢ Bydd swyddog yn cyflwyno crynodeb o'r cais a materion yn ymwneud a'r argymhelliad

e Os nad yw'r aelod lleol ary Pwyllgor Cynllunio, bydd y Cadeirydd yn ei (g)wahodd i siarad am
ddim mwy na 6 munud

¢ Yna bydd y Cadeirydd yn gwahodd cynrychiolydd y cyngor cymuned neu dref i siarad am ddim
mwy na 4 munud.

e Byddy Cadeirydd wedyn yn gwahodd yr ymgeisydd neu asiant a benodwyd (os yn berthnasol)
i siarad am ddim mwy na 4 munud. Lle mae mwy na un person neu sefydliad yn siarad yn
erbyn cais, ar ddisgresiwn y Cadeirydd bydd gan yr ymgeisydd neu'r asiant a benodwyd hawl i
siarad am ddim mwy na 5 munud.

o Fel arfer cydymffurfir yn gaeth & chyfyngiadau amser, fodd bynnag bydd gan y Cadeirydd
ddisgresiwn i addasu'r amser gan roi ystyriaeth i amgylchiadau'r cais neu'r rhai sy'n siarad.

e Dim ond unwaith y gall siaradwyr siarad.

¢ Bydd aelodau'r Pwyllgor Cynllunio wedyn yn trafod y cais, gan ddechrau gydag aelod lleol o'r
Pwyllgor Cynllunio.

¢ Byddy swyddogion yn ymateb i'r pwyntiau a godir os oes angen.

e Yn union cyn i'r mater gael ei roi i'r bleidlais, gwahoddir yr aelod lleol i grynhoi, gan siarad am
ddim mwy na 2 funud.

¢ Ni all cynrychiolydd y cyngor cymuned neu dref neu wrthwynebydd/cefnogwyr neu'r
ymgeisydd/asiant gymryd rhan yn ystyriaeth aelodau o'r cais ac ni allant ofyn cwestiynau os
nad yw'r cadeirydd yn eu gwahodd i wneud hynny.

¢ Lle mae gwrthwynebydd/cefnogwr, ymgeisydd/asiant neu gyngor cymuned/tref wedi siarad ar
gais, ni chaniateir unrhyw siarad pellach gan neu ar ran y grivp hwnnw pe byddai'r cais yn cael
ei ystyried eto mewn cyfarfod o'r pwyllgor yn y dyfodol heblaw y bu newid sylweddol yn y cais.

e Ar ddisgresiwn y Cadeirydd, gall y Cadeirydd neu aelod o'r Pwyllgor yn achlysurol geisio
eglurhad ar bwynt a wnaed.

¢ Mae penderfyniad y Cadeirydd yn derfynol.

¢ Wrth gynnig p'un ai i dderbyn argymhelliad y swyddog neu i wneud diwygiad, bydd yr aelod
sy'n gwneud y cynnig yn nodi'r cynnig yn glir.

e Pan gafodd y cynnig ei eilio, bydd y Cadeirydd yn dweud pa aelodau a gynigiodd ac a eiliodd y
cynnig ac yn ailadrodd y cynnig a gynigwyd. Caiff enwau'r cynigydd a'r eilydd eu cofnodi.

e Bydd aelod yn peidio pleidleisio yng nghyswllt unrhyw gais cynllunio os na fu'n bresennol drwy
gydol cyfarfod y Pwyllgor Cynllunio, y cyflwyniad llawn ac ystyriaeth y cais neilltuol hwnnw.

e Bydd unrhyw aelod sy'n ymatal rhag pleidleisio yn ystyried p'un ai i roi rheswm dros ei
(h)ymatal.

¢ Bydd swyddog yn cyfrif y pleidleisiau ac yn cyhoeddi'r penderfyniad.

Cynnwys yr Arweithiau

Dylai sylwadau gan gynrychiolydd y cyngor tref/cymuned neu wrthwynebydd, cefnogwr neu
ymgeisydd/asiant gael eu cyfyngu i faterion a godwyd yn eu sylwadau gwreiddiol a bod yn faterion
cynllunio perthnasol. Mae hyn yn cynnwys:

e Polisiau cynllunio cenedlaethol a lleol perthnasol

¢ Ymddangosiad a chymeriad y datblygiad, gweddlun a dwysedd



e Cynhyrchu traffig, diogelwch priffordd a pharcio/gwasanaethu;
o Cysgodi, edrych dros, ymyriad swn, aroglau neu golled arall amwynder.

Dylai siaradwyr osgoi cyfeirio at faterion y tu allan i gylch gorchwyl y Pwyllgor Cynllunio, megis:

¢ Anghydfod ffiniau, cyfamodau a hawliau eraill eiddo

e Sylwadau personol (e.e. cymhellion neu gamau gweithredu'r ymgeisydd hyd yma neu am
aelodau neu swyddogion)

e Hawliau i olygfeydd neu ddibrisiant eiddo.
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MONMOUTHSHIRE COUNTY COUNCIL
Minutes of the meeting of Planning Committee held
at County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 7th February, 2017 at 2.00 pm
PRESENT: County Councillor R. Edwards (Chairman)

County Councillor P. Clarke (Vice Chairman)

County Councillors: D. Blakebrough, R. Chapman, D. Dovey,

D. Edwards, R. Harris, B. Hayward, J. Higginson, P. Murphy,

M. Powell, B. Strong, A. Webb and A. Wintle

County Councillor A. Easson attended the meeting by invitation of
the Chair.

OFFICERS IN ATTENDANCE:

Mark Hand Head of Planning, Housing and Place-Shaping
Philip Thomas Development Services Manager

Robert Tranter Head of Legal Services & Monitoring Officer
Amy Longford Heritage Manager

Shirley Wiggam Senior Strategy & Policy Officer

Nia Morrison Development Management Officer

Richard Williams Democratic Services Officer

APOLOGIES:

County Councillors D. Evans and P. Watts

1. Declarations of Interest

County Councillor P.R. Clarke declared a personal and prejudicial interest pursuant to
the Members’ Code of Conduct in respect of application DC/2016/01453 as he is the
Vice-Chairman of the Monmouthshire Housing Association Board. He left the meeting
taking no part in the discussion or voting thereon.

County Councillor A.M. Wintle declared a personal and prejudicial interest pursuant to
the Members’ Code of Conduct in respect of application DC/2016/01453 as he is a
Board Member of the Monmouthshire Housing Association Board. He left the meeting
taking no part in the discussion or voting thereon.

County Councillor A. Webb declared a personal and prejudicial interest pursuant to the
Members’ Code of Conduct in respect of application DC/2016/01453 as she is a Board
Member of the Monmouthshire Housing Association Board. She left the meeting taking
no part in the discussion or voting thereon.

2. Confirmation of Minutes

The minutes of the Planning Committee Meeting dated 10" January 2017 were
confirmed and signed by the Chair.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held

at County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 7th February, 2017 at 2.00 pm

3. Application DC/2016/01380 - Removal of existing first floor above front room.

Removal of existing and creation of new internal walls. New glazed door to

front of property. Removal of existing signage. Alter colour scheme of facades

(application for listed building consent). The Britannia Inn, 51 Frogmore Street,

Abergavenny, NP7 5AR.

We considered the report of the application and late correspondence which was
presented for refusal for the one reason, as outlined in the report.

Councillor C.D. Woodhouse, representing Abergavenny Town Council, attended the
meeting by invitation of the Chair and outlined the following points:

The Town Council had replied to the County Council stating that subject to all
relevant conservation planning being met and the site visit taking place, which
had happened, the Town Council would recommend approval of the application.

The building has been empty for five years with minimal effect on the main street.
There will be a small employment loss because of the failure to open this retail.

The Committee was asked to pay particular attention to the archaeological
report. There are discrepancies between the County Council’s opinion and that

of the report author.

The Town Council considers that this matter needs to be resolved as quickly as
possible.

The local Member for Grofield, also a Planning Committee Member, outlined the
following points:

The Britannia Inn in 2005 was considered important enough to be listed Grade Il.

Having visited the Inn recently, he was shocked at the internal state of the
building.

The neglect of the building cannot be used as the excuse to further abuse the
interior by raising the first floor.

The applicant has indicated that he has failed to let the building to companies.
However, the letting of buildings is not a planning matter.

The Conservation Officer has looked at recent approved planning permissions
and has been flexible in aiding the applicant to maintain and let the building.

Paragraph 3 of the report of the application, planning policy relates to heritage

buildings to the Local Development Plan (LDP). Both bullet points are relevant
and lead to Policy HE1 — Development in Conservation Areas.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held
at County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 7th February, 2017 at 2.00 pm

e The Conservation Officer has provided a detailed assessment of the property
and the planning rules and regulations.

¢ In view of the Conservation Officer's evaluation and the interpretation of Cadw’s
conservation principles he stated that he would support the Officer
recommendation to refuse the application.

Having considered the report of the application and the views expressed, some
Members expressed their sympathy for the applicant as the floor in question was
already in a poor condition. Also, from the outside the building fitted in with the street
scene and the removal of the first floor would create no detrimental effect to the street
scene. Approval of the application would bring the building back into use within the
town.

However, other Members considered that a suitable option was available to raise the
first floor by 400mm providing adequate ceiling height to the ground floor.

It was therefore proposed by County Councillor D. L. Edwards and seconded by County
Councillor P. Murphy that application DC/2016/01380 be refused for the one reason, as
outlined in the report.

Upon being put to the vote, the following votes were recorded:

For refusal - 9
Against refusal - 5
Abstentions - 0

The proposition was carried.

We resolved that application DC/2016/01380 be refused for the one reason, as outlined
in the report.

4. Application DC/2016/01440 - Modification of condition to substitute the original
plans with plans as built. The Chicken Shed Holiday Let, Park House Road,
Parkhouse, Trellech, NP25 4PU.

We considered the report of the application and late correspondence which was
recommended for approval subject to the five conditions, as outlined in the report.

Councillor J. Gooding, representing Trellech Community Council, attended the meeting
by invitation of the Chair and outlined the following points:

e The Chicken Shed had been shortlisted for the Architecture gold medal at the
2016 Eisteddfod. However, the Community Council considered that the building
should never have been approved for conversion and enforcement action should
have been undertaken with the property being demolished.

e The message being sent out to the community is that people believe that they will
be able to follow the example that has been set.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held

at County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 7th February, 2017 at 2.00 pm

The Community Council considers that the applicant and / or agent appear to
have shown contempt for the planning process.

The Community Council considers that the building has been a planning disaster
from start to finish.

The Community Council has some sympathy with the current Planning officers
who were not responsible for the errors. Measures are being put in place to
prevent something similar happening again. However, the public have not been
informed of the error.

The consequences of this wrong message have been noticed as the Community
Council had recently received an application, similar to the Chicken Shed, from a
local resident.

When the Community Council received the original conversion application
DC/2011/00823 it had recommended refusal and had added that if the Planning
Department were minded to approve the application, a further independent
structural survey should first be required. This had not been done and approval
had been granted.

When the building work commenced, the walls had been removed and the roof
trusses had been cut back so that they could no longer reach the walls. The
Community Council considered that, at this stage, the old trusses could support
the planned roof. Construction should have been stopped at this stage but the
County Council allowed it to continue.

The structure was then enclosed in a large tent. When the tent was removed the
building was structurally complete and the old roof trusses had been discarded.
Enforcement officers were called in and found the discarded trusses lying on the
side of the plot. The applicants were then instructed to replace some of the old
trusses into the building structure.

The interior picture supplied with the application shows two green additional
trusses purporting to be the original trusses. However, the Community Council
considers that this was not possible.

The Community Council consider that the building is not a conversion.

The applicant Mrs. S. Peacock, attending the meeting by invitation of the Chair, outlined
the following points:

The property had been purchased after planning permission had been granted.

After significant financial investment a substantial holiday letting business has
been established.

The Architecture committee of the National Eisteddfod had shortlisted the
building for the gold medal for architecture.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held

at County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 7th February, 2017 at 2.00 pm

The Head of Planning had indicated that this is not the occasion to review or
reconsider the grant of planning permission. It is also not the occasion to
consider the complaints about the manner in which the structure of the building is
preserved.

The green trusses that were put back into the building are the original trusses.
The application does not give rise to an adverse precedent.

This is the occasion to regularise the planning permission.

The application is not substantially different to the application that was approved.
The dimensional changes are not great.

Planning permission was granted on the basis that the building would require
substantial reconstruction.

Building regulations had an impact on the final dimensions.
The fenestration changes do not change the nature of the development.
The applicant wanted the internal layout to be suitable for a holiday let.

The overall proportion of glass to cedar on the front elevation has not changed
considerably.

There was no secrecy about the build. The changes were apparent on the face of
the drawings submitted to the Council’s Building Control Department before work
commenced.

It would be difficult to identify the difference in the dimensions and fenestration if
compared with the original drawings.

The buildings appearance in the landscape remains unchanged.
It is a beautiful and successful building.
The risk of demolition should be removed today.

The applicant asked that the committee considers the planning officers’
recommendation.

The local Member for Trellech, also a Planning Committee Member stated that Trellech
Community Council was right to raise the issues identified in the report and address the
Planning Committee. However, she considered that the Committee should take a
pragmatic approach when determining the application as the changes made to the
building are minor and it is not harmful to the surrounding area. The conditions imposed
in the report of the application will ensure that the building is used only for tourism. The
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Minutes of the meeting of Planning Committee held
at County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 7th February, 2017 at 2.00 pm

property is adding to the local economy by bringing in tourism. The application should
therefore be approved.

In response to a Committee Member’s request, it was noted that condition 3 could be
amended as follows:

e To ensure that the property is occupied as holiday accommodation only in
perpetuity.

Having considered the report of the application and the views expressed, Members
considered that the building was not substantially different to the original application and
was an asset to the community.

The local Member summed up by supporting the application and thanked officers for
rectifying the matter and presenting the application with a recommendation for approval
subject to the conditions, as outlined in the report.

It was therefore proposed by County Councillor D. Blakebrough and seconded by
County Councillor P. Murphy that application DC/2016/01440 be approved subject to
the five conditions, as outlined in the report, with an amendment to condition 3 to
include ‘in perpetuity’.

Upon being put to the vote, the following votes were recorded:

For approval - 13
Against approval - 0
Abstentions - 1

The proposition was carried.

We resolved that application DC/2016/01440 be approved subject to the five conditions,
as outlined in the report, with an amendment to condition 3 to include ‘in perpetuity’.

5. Application DC/2016/01453 - Demolition of existing structures on site,
construction of 25 new dwellings and associated works. Brookside, Neddern
Way, Caldicot, NP26 4RJ.

We considered the report of the application and late correspondence which was
recommended for approval subject to the fifteen conditions, as outlined in the report.

The local Member for Dewstow, attending the meeting by invitation of the Chair,
outlined the following points:

e Over the previous months, the local Member has been involved in addressing
some issues relating to the application.

e There is some criticism regarding the number of trees that need to be cut down.

e A bat survey suggests that more work is required in respect of this matter.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held

at County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 7th February, 2017 at 2.00 pm

Bird nesting needs to be taken into account when deciding when to commence
development.

There are concerns regarding the lighting and where this will be connected.

Concern was expressed regarding the road layout in that the road cannot be
accommodated via Neddern Way.

Concern has been expressed that some of the proposed houses will be located
in close proximity to the Church. By re-orientating the houses and taking the
road straight up and around would create a buffer and create an environment
suitable for the residents of the houses and for the church. Public open space
would not be affected if the road followed this route.

The new estate will primarily be occupied by younger people. Protection of the
facilities for young people should be considered.

The current proposed route will be dangerous for local children as it will run
through the estate.

Local residents do not have an objection to the number of houses on the
proposed development but the issues relating to the bird, bats and the
extinguishment of the footpath need to be addressed.

The road layout needs could be better delivered which would satisfy the
residents’ concerns.

Councillor F. Rowberry, representing Caldicot Town Council, attended the meeting by
invitation of the Chair and outlined the following points:

At the Caldicot Town Council meeting on the 10" January 2017 the application
was considered. At the meeting it was noted that the Severnside Area
Committee had made representations raising concerns regarding access to the
site, the footpath and effect on the surrounding land and buildings. Therefore,
the application was refused by the Town Council subject to further consultation
with the residents.

Whilst the Town Council supports development that brings in affordable housing
to the area, there has been significant concerns expressed regarding the lack of
consultation and the lack of time for consultation during the pre-application
process.

Representations were made to local ward members from the public and concerns
had been expressed regarding traffic access around the development.

Caldicot Town Council had met again on the 25" January 2017 and considered

the amended application. The Town Council had refused this application for the
same reasons as previously mentioned.
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Mr. C. Parker, representing objectors and Bethany Church, attended the meeting by
invitation of the Chair and outlined the following points:

Local objections refer to the entrance road to the proposed new estate.

No two vehicles are able to pass at this entrance without one reversing to allow
the other vehicle to pass.

The close proximity of the proposed houses to the church is a concern as the
distance is less than six metres in one area.

The church’s congregation is anticipated to increase from 100 to 170 attendees.
It is a vibrant church with over 400 visitors per week. Events occur every day at
the church.

There will be issues regarding overlooking and privacy if the development is
approved.

The Highways Department had proposed that the road should go straight up into
the estate. That road would then act as a buffer for the church and residents.
Re-orientation of some of the proposed properties would be required to alleviate
the issue of overlooking and would eliminate the issue arising from the narrow
blind bend.

To summarise, the objections refer to issues of safety, overlooking and noise.

The applicant’s agent, Sam Courtney, attended the meeting by invitation of the Chair
and outlined the following points:

The report of the application is detailed and sets out all of the planning
considerations in a comprehensive and balanced way.

The existing building is in a poor state and the accommodation is not fit for
purpose due to the undersized rooms which do not properly cater for people with
mobility issues.

The residents of Brookside have been relocated over the previous six months to
better suited accommodation within the community.

The proposed development will provide much needed family housing which will
go towards addressing the affordable housing need within Caldicot.

The objections raised have been carefully considered. There are no instances of
unacceptable privacy or amenity issues and no examples that could sustain a
reason for refusal of the application.

The applicant has investigated a number of design changes at the request of the
objectors and the local Member, i.e., the re-alignment of the main access road
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and the re-orientation of a number of plots would result in an inferior design
which would not be acceptable to the applicant or Planning officers.

The design and density of the development has been questioned by objectors
during the process. Rather than being overdeveloped the applicant has chosen a
lower density development.

The development includes the retention of a significant proportion of existing
trees within the site which will be incorporated into the design.

There will not be any adverse impact upon the wider highway network when
compared to the potential traffic which could be generated from the existing
premises.

Matters such as car parking, access traffic impact and construction management
arrangements have been carefully considered and Highways officers raise no
objections subject to conditions.

The applicant has exceeded the statutory requirements with regard to the
amount of consultation undertaken giving interested parties a number of
opportunities to review the scheme details and make comment.

This application has been properly considered and received officer support
following the detailed process of consultation.

Approval of the application would deliver an attractive development providing
much needed affordable homes for the community.

Having considered the report of the application and the views expressed, it was noted

that:

If the original building was fully occupied, it would generate more traffic than the
proposed development.

The road will be made up to an adoptable standard and the road layout is
appropriate for this scheme.

The proposed development will be designed to a high standard.
Currently, the existing building is unfit for purpose.
There will be no significant overlooking issues.

The proposed dwellings will be in keeping with the surrounding properties.

It was therefore proposed by County Councillor R.J. Higginson and seconded by County
Councillor B. Strong that application DC/2016/01453 be approved subject to the fifteen
conditions, as outlined in the report.
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Upon being put to the vote, the following votes were recorded:

For approval - 11
Against approval - 0
Abstentions - 0

The proposition was carried.

We resolved that application DC/2016/01453 be approved subject to the fifteen
conditions, as outlined in the report.

6. Application DC/2016/00880 - The development of up to 115 residential
dwellings (C3), open space, landscaping, vehicular access off Gypsy Lane,
pedestrian accesses and related infrastructure and engineering works. Land at
Grove Farm, (Off Gypsy Lane), Llanfoist, NP7 9FF.

We considered the report of the application and late correspondence which was
recommended for approval subject to the 17 conditions, as outlined in the report and
also subject to a Section 106 Agreement, as outlined in the report.

Councillor L. Palmer, representing Llanfoist Community Council, attended the meeting
by invitation of the Chair and outlined the following points:

e The Community Council recommends refusal of the application.
e The site is unsuitable due to its open countryside aspect.

e Llanfoist Village has been overdeveloped to a disproportionate degree in recent
years.

e This has had a considerable impact on the village environment.

e The proposed site adjoins existing housing but this location is within the open
countryside and access to the development will be from a country lane. This lane
already receives a lot of traffic from Llanellen coming to Llanfoist.

e When Llanellen Bridge is closed the lane is used as a route to divert traffic.

e The safety of pedestrians walking along this lane will be compromised.

e Llanfoist Village has been greatly developed in recent years with the addition of a
number of large housing developments. This has led to an increase in traffic on
local roads.

e There has also been an increase in the use of the Medieval bridge.

e The infrastructure of Llanfoist cannot sustain all of these houses.
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The local school is already full. Therefore, any children living on the proposed
development will not be able to attend the local school.

The impact on the village environment has been and continues to be immense
with the village being turned into a town.

There are many sites within the Local Development Plan (LDP) that could be
developed.

Llanfoist has doubled its size creating an unattractive urban sprawl.
Llanfoist doesn’t have the infrastructure to cope with the additional housing.

There are more suitable locations for development identified in the LDP.

The applicant’s agent, Ms. D. Powell, attended the meeting by invitation of the Chair
and outlined the following points:

The proposal has been subject to careful assessment and has no outstanding
technical objections from internal or statutory consultees.

Whilst the site is currently allocated in the LDP as being outside the settlement
boundary, Monmouthshire does have a shortfall in housing land supply.

National planning guidance states that there is a need to increase housing land
supply and this should be given considerable weight.

If approved, the application will make a meaningful contribution towards meeting
this shortfall and would provide 35% affordable housing which equates to 40
units.

The requirements in the Council’s Affordable Housing Supplementary Planning
Grant (SPG) will be met.

The applicant is in advanced talks with a developer and is willing to accept
planning conditions which will ensure that this site is brought forward quickly.

The site is a greenfield site. However, unlike other greenfield sites it is related to
the existing settlement and is accessible to nearby facilities.

With regard to the concerns raised in respect of the proposed transport impacts,
it was noted that the proposed access is a simple T junction off Gypsy Lane. The
transport impacts have been assessed and officers are satisfied that there will be
no significant impact on the local highway network to the detriment of highway
safety and the necessary visual space is provided for.

Significant revisions have been made to the scheme following feedback from
officers.
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e Additional areas of open space and green infrastructure are now proposed.

e No objections have been received from Natural Resources Wales regarding
objectors’ references to potential flooding in the area and a robust flood
consequences assessment accompanied the application which did not identify
this as an issue.

e Before the application was submitted, a draft proposal was presented to the
community council. The applicant had offered to engage with the community
council on two occasions but these offers were not taken up.

Having considered the report of the application and the views expressed, the majority of
the Committee expressed their support for the application and outlined the following
points:

e The location was suitable for housing provision.

e There was a need for affordable housing within Llanfoist and approval of the
application would provide 40 affordable units.

e The masterplan layout of the proposed development was very good.

e |t was identified that sites within the LDP were not coming through as quickly as
the Authority would like.

However, one Member expressed concern that the proposed development site fell
outside of the LDP and that approval of the application would result in development
sprawl within Llanfoist. Concern was also expressed that more applications for
development across the County, outside of the LDP, might be coming forward and
considered that tight guidelines should be established to prevent this from happening.

In response, the Head of Planning, Housing and Place Shaping stated that within
national planning policy it is clear that the Authority is required to have a five year
housing land supply and there is a clear way in which this is calculated. Every year this
goes to an independent inspector to be signed off. The Authority’s current land supply
up to April 2016 was 4.1 years. Work is being undertaken to establish what the new
figure will be for April 2017. Therefore, the lack of the five year supply weighs heavily in
support of this application.

There will be a footpath parallel to Gypsy Lane with a link through to the school site
during school hours.

It was noted that there was the lack of a barrier at bottom of the existing public right of
way where existing steps meet Gypsy Lane and the footway. This matter would be
raised with the Highways Department with a view to resolving this matter as part of this
development.

It was therefore proposed by County Councillor M. Powell and seconded by County
Councillor R. Chapman that application DC/2016/00880 be approved subject to the 17
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conditions, as outlined in the report and also subject to a Section 106 Agreement, as
outlined in the report.

Upon being put to the vote, the following votes were recorded:

For approval - 13
Against approval - 1
Abstentions - 0

The proposition was carried.

We resolved that application DC/2016/00880 be approved subject to the 17 conditions,
as outlined in the report and also subject to a Section 106 Agreement, as outlined in the
report.

7. Application DC/2016/01210 - Static food catering van. Severn Bridge Social
Club, Bulwark Road, Bulwark, Chepstow, NP16 5JN.

We considered the report of the application and late correspondence which was
recommended for approval subject to the four conditions, as outlined in the report.

Having considered the report of the application, it was proposed by County Councillor
R. Harris and seconded by County Councillor P. Murphy that application
DC/2016/01210 be approved subject to the four conditions, as outlined in the report.

Upon being put to the vote, the following votes were recorded:

For approval - 14
Against approval - 0
Abstentions - 0

The proposition was carried.

We resolved that application DC/2016/01210 be approved subject to the four conditions,
as outlined in the report.

8. The Planning Inspectorate - Appeals.

We received and noted the appeals report.

The meeting ended at 4.27 pm
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Agenda Iltem 4a

DC/2010/00969

15 SPECIALIST CARE APARTMENTS FOR THE OVER 55 AGE GROUP WITH
CAR PARKING; ACCESS OFF THE EXISTING PUBLIC CAR PARK

LAND AT REAR ST. MAURS, BEAUFORT SQUARE, CHEPSTOW

RECOMMENDATION: REFUSE

Case Officer: Kate Young
Date Registered: 29" October 2010

1.0

11

1.2

1.3

2.0

APPLICATION DETAILS

This is a full application to provide 15 residential units for those residents over the age
of 55. The site is in the centre of Chepstow on land that was previously rear garden for
the property St Maurs, which provided office accommodation. The land has become
neglected, overgrown and is often used for fly tipping. The site slopes down steeply
towards Chepstow Castle. To the south-west is The Dell car park, to the south are
residential and commercial properties which front onto Hocker Hill Street and to the
north-east is the single storey Kingdom Hall. The site is within the Chepstow
Conservation Area. St Maurs is a Grade Il Listed Building.

The site has a long and complicated planning history, which will be outlined below. There
is an extant permission to erect a three storey office block on raised ground levels
although permission was never granted from the Highways Department for a vehicular
access from the council car park. The current application seeks permission for the 15
units to be built in two, linked, three storey blocks on the southern part of the site and for
there to be a well landscaped car park on the northern part. Vehicular access would be
from the public car park. Owing to the varying ground levels and the fact that part of the
building would be cut into the ground, the building will appear to be of two and three
storey construction. The design of the proposal and the car parking has been
considerably amended since the original submission, in order to reduce its visual impact,
and all interested parties have be re-consulted on the amendments.

Initially officers were reluctantly minded to recommend this application for approval given
the fall-back position of the previous application for offices approved on appeal in the
1970’s. We have very sketchy plans of an office block approval. We also have a letter
from the Council’s Building Control section confirming that work on the office block had
started. There is no dispute that work on the proposal began, probably this related to the
digging of some foundations. On reflection officers are of the opinion that the fall-back
position is not realistic and is not likely to proceed. The reason for this is that the
applicants are not in possession of working drawings either for planning permission or
for building regulations. The previous proposal has no vehicular access and therefore no
parking provision, although its town centre location adjacent to a public car park means
this situation is not unusual. However, the previous claims that the offices can be
constructed without the need for access from the Council car park have been
demonstrated to be untrue, given that unauthorised access for a digger was recently
created (this machinery could not possibly fit down the alternative access which is a
pedestrian alleyway. Furthermore there is limited demand for new office development
within Chepstow, with several vacant offices within the town centre and at Thornwell. As
we do not consider that the fall-back position is realistic this current application for
residential accommodation should be considered on its own merits.

RELEVANT PLANNING HISTORY

Page 15



A 990 Outline Planning permission for a new office building with
corridor link to the offices at St. Maurs
Allowed at appeal January 1977 subject to the standard time
limit condition and a requirement that an archaeological
exploration take place prior to the erection of the building

Al11674 Outline permission for a three story office block
Approved 1979

A18914 New office and corridor link
Full application
Approved 1983

A18944 New Office Building
Reserved matters
Approved 1983

A30305 New building to provide offices and a residential flat.
Approved 08/08/89

A30898 Provision of 22 car park spaces for the adjacent office
development.
Approved 16/08/89

LOCAL DEVELOPMENT PLAN POLICIES

Strategic Policies

S1 Spatial Distribution of New Housing Provision
S2 Housing Provision

S4 Affordable Housing Provision

S5 Community and Recreation Facilities

S16 Transport

S17 Place Making and Design

Development Management Policies

H1 Residential Development in Main Towns

CRF2 Outdoor Recreation/Public Open Space and Allotment Standards and Provision
MV1 Proposed Developments and Highway Considerations.

DES1 General Design Considerations

HE1 Development in Conservation Areas

NE1 Nature Conservation and Development

EP1 Amenity and Environmental Protection

Supplementary Planning Guidance
Chepstow Conservation Area Appraisal — Adopted March 2016

REPRESENTATIONS

Consultation Replies

Chepstow Town Council — Refuse
Concerned at the height of the residential block adjoining the public car park. This block
will be visually intrusive to car park users.
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Concerned that the proposed access via Welsh Street car park will generate
considerable additional vehicle movements through the car park, exacerbating existing
congestion.

Height of the proposal will impact on the castle

Footpath to town centre is very narrow and not good for emergency access

Loss of privacy to adjoining businesses and homes.

Welsh Water — No objections. Outlines Conditions

MCC Highways — No objections subject to conditions.

Car parking provision is in line with CSS Wales Parking Guidelines. Two dedicated
disabled spaces and a turning head should be provided on the site. The proposal will
result in the loss of several car parking spaces and MCC would seek a financial
contribution for future maintenance and improvements to the car park. A Construction
Management Plan will be required.

The [above] comments provided on the 14th November 2012 by the Highways
Development Section were made solely on the technical merits of the development, this
is particularly the case in respect of the resulting loss of car parking and associated
financial contributions, this does not infer or imply that the highway authority as a
statutory consultee has granted consent or otherwise for the applicant to use the car park
as there means of access, this is an issue for the Council as landowner to determine. As
referenced in para 5.1 of the report an earlier application in 1989 for the provision of 22
car parking spaces was granted although access through the car park was not allowed
by the Council.

| trust this is helpful and clarifies the Highway Authority’s response to the application
being determined.

Mark Davies - Highway Development Manager

“In Roger Hoggins absence and the need to provide comments in response to the
application as land owner and operator of the car park | would confirm that following a
meeting with Roger Hoggins, Head of Operations with corporate responsibility for the
Council’s car parks and Amanda Perrin, Car Parks Manager, on 18th January 2017, the
issue of access through the Council owned car park to provide access to the proposed
development was not deemed appropriate as the loss of revenue would far exceed any
payments or fees associated with providing access over the car park, for the following
reasons:

Access over the car park cannot be guaranteed at all times, if it were then any such
agreement will hinder and affect the Council in its day to day operations and
management of the car park; this is a particular relevant when the Council have to deal
with issues of anti-social behaviour, the ability to close the car park in the evening to
prevent such activities for instance, we would not be able to do so.

To provide access off the car park results in the loss of at least 2 car parking spaces with
resultant loss of revenue to the authority and further reduces available car parking
spaces for visitors to the Town.

Access through the car park for domestic and commercial deliveries is restricted, and
any local improvements may result in the loss of further spaces and revenue.

The proposed development provides for 15 car parking spaces, where a number of the
apartments proposed are 2 bedroom; therefore the potential for additional car parking
and further loss of car parking spaces following the issue of residential parking permits
cannot be discounted with the inevitable loss of revenue.”
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Glamorgan Gwent Archaeological Trust —

In conclusion, the submission of a report on the archaeological evaluation has
demonstrated that some archaeological features are present in the proposed
development area but these are not of sufficient importance for the current application to
be refused on archaeological grounds subject to an appropriate condition ensuring that
they are fully investigated being attached to any consent that is granted. However; the
applicant has provided no additional information on the design of the revised plans,
particularly in regard to the setting of Chepstow Castle, which was an issue that Cadw
have previously raised as being a fundamental concern. We have therefore
recommended that the applicant should be requested to commission an assessment of
this impact to assist in the determination of the application. We have also strongly
recommended that the determination of this application should not be made until a
response on the revised scheme has been received from Cadw.

Cadw — Comments on the Amended Scheme:

Raises fundamental concerns about the proposal and its potential effect upon the setting
of Chepstow Castle. The development is contrary to the Welsh Government’s guidance
as published in para 6.5.1 in Planning Policy Wales which states that “Where nationally
important archaeological remains, whether scheduled or not, and their settings are likely
to be affected by proposed development, there should be a presumption in favour of their
physical preservation in situ...”

In addition Cadw question whether the earlier planning history at this site should be
allowed to set a precedent for the current proposed development as there has been a
significant change in legislation.

MCC Heritage Officer —-Recommends refusal.

The application has a long history mainly focussing on the comparison of the proposals
with the extant permission on the site. However it is now clear that the fall-back position
of implementing the previous permission is not realistic and can no longer form part of
the consideration of the proposals.

Therefore the application is considered on its own merits and the comments now relate
to the impact of the size, scale, position and design of the building on the setting of the
listed buildings and the conservation area. Cadw has responded in terms of the impact
of the proposals on the Scheduled Ancient Monument and these have been noted. The
site is in a very sensitive location being in the heart of the conservation area in the
immediate setting of the Grade | listed and Scheduled Castle and that of the listed
buildings of Beaufort Square and Hocker Hill Street, all of which are listed bar one,
between 8 Hocker Hill Street and Raglan Lodge (listed Grade II*).

The current proposals consist of three to four storey building partially set into the slope
at the rear of the grade Il listed building of St Maur. The proposed building and associated
landscaping will effectively fill the gap between the rear of the listed building and the
boundary of the Scheduled Ancient Monument of Chepstow Castle. Despite the current
proposals being an improvement on the extant permission and partially improved
following negotiations from officers, it is considered that impact of the proposed
development would still have significant harm on the setting of the listed buildings and
the conservation area. The changes do not justify the development or outweigh the harm.

The proposals are considered to be overly large and far too dominant in such a sensitive
location. The building is essentially four storeys given the changes in ground levels. The
attempt to reduce the overall mass by breaking it up into sections provides some
mitigation but is far from sufficient to create a successful application. This scale of
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building is incongruous and alien to its environment, out of context the development
pattern of development along the main street of induvial buildings set in mainly narrow
(burgage) plots extending back away from the street. This height and scale will have a
significant overbearing impact on the surrounding designated heritage assets and
become a dominant and obtrusive feature not only in the immediate setting of the site
but also in wider views of the castle and the conservation area.

It is important to note that since the previous comments were made Chepstow
Conservation Area Appraisal has been adopted as Supplementary Planning Guidance
and so is a material consideration to the determination of the application. The site is
within character areas 1, 3 and 6. 1- The historic core, states (para 7.3.3) The area is
characterised by a high density of historic buildings comprising mainly of town houses,
(para 7.3.4) the character area has a well-defined building line with back of pavement
houses, shops, pubs and restaurants lining the 5 roads... the regular rhythm of the plot
division and consistent scale is occasionally broken by balconies. Character area 6,
Welsh Street and Moor Street states (para7.3.42) at the northern end of Welsh Street
there are open views across the Dell valley. Character area 3 refers to the Castle which
has been discussed by Cadw.

The character areas are supplemented by maps 6A, 6C and 6F which identify key
components of the conservation area. Of particular relevance is the key views across the
site to the castle and towards the river, views from the castle to the rear of the listed
buildings identified above, key groups of trees to the site in question and immediately
adjacent.

Overall the proposals are considered to have a detrimental impact on the setting of the
listed buildings, some highly graded as well as a failing to preserve the character and
appearance of the conservation area for the above reasons.

The Heritage comments received previously are as follows:

‘The proposed site is a very sensitive location sitting as it does above The Dell, opposite
Chepstow Castle. If it were a stand-alone application with no planning history it would be
opposed because of the impact of the new structure upon key views from the car parks,
the Castle, and up The Dell. This is not however the current situation. The applicants
have demonstrated that there is an extant consent which has been commenced, and
that they have firmly indicated that they will be looking to implement should the current
negotiations fail.

The extant scheme is far from ideal on a number of levels. It was an application for office
accommodation in a rather out of date architectural form. In terms of its impact on the
listed St Maurs building the rear of the new block was stark in design. In addition the car
parking extended further down the plot towards The Dell. Whilst the footprint was
essentially smaller this resulted in a taller structure which would be more prominent than
that proposed.

One of the major concerns in relation to this application has been the visual impact of
the scheme as seen from the Castle. To reduce the visual impact of the car park its
extent has been moved back up the site and landscaping is now proposed to screen any
parked cars. Semi-mature trees would be planted and pergolas formed over the
individual bays. If consent is given the colour of the paved surface would need to be
controlled. Clearly the cross sections show quite a marked increase in ground levels at
the lower end of the site; this increase in height has been kept as low as feasible but has
been introduced to provide a manageable slope for the residents. In terms of the new
building itself it is proposed to be set down below ground level, which combined with its
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broken form will help to reduce the visual dominance. The use of good quality materials
as identified will also help in softening the visual impact. It should be noted that when
viewed square on from the upper bailey of the Castle the new structures would be seen
in the context of the backs of the other buildings that rise up Hocker Hill Street, the
Kingdom Hall and the public car park which inevitably has a very engineered form.
Turning to other vantage points, the impact upon the view from the upper public car park
down The Dell is difficult to determine. However on balance the adverse impact has been
minimised as can be seen from the various cross sections provided. When walking up
The Dell the visual impact will again be minimised because of the degree to which it is
set back and the slope of the land. The extent of visual impact generally will be affected
by the level of planting proposed; at present whilst some trees are proposed there is very
little other planting — additional planting should be secured if approval is recommended.

In terms of the building’s design it is good, adopting a traditional form with modern details.
If approved, the permission will need to strictly condition materials.

In summary the scheme has been developed with sensitive handling and is far better
than the extant consent which, if implemented, would have a significantly detrimental
impact upon the Conservation Area. Many revisions have been made to the current
scheme to try and address the Council’'s concerns; consequently the proposals are
recommended for approval.’

MCC Planning Policy - The LDP includes a specific paragraph (6.1.33) in relation to
housing for people in need of care which states that:

‘It is recognised that many people have housing needs that cannot be adequately
satisfied by conventional housing stock. The term ‘housing for people in need of care’
covers a variety of residential care facilities where the special needs of particular
groups can be accommodated. This includes nursing homes, sheltered housing, extra
or close care housing, continuing care retirement communities or other similar types of
development where an element of care is provided as part of the development.
Proposals for such facilities will be assessed against the LDP policy framework and
national planning policy guidance (PPW). To ensure that residents of such housing are
well integrated with the wider communities, sites for these facilities should be located
within defined settlement boundaries and accessible to a range of services and
facilities, such as GP surgeries and shops.’

Of note, the issue as to whether the LDP should include a policy on housing for people
in need of care was debated at the LDP Examination. We felt that any proposals for
housing for people in need of care can be adequately judged against the framework of
policies provided in the LDP. The Inspector agreed with this approach and noted in her
report (paragraph 5.22) that: ‘The requirements of older people will be adequately
addressed by the generic housing policies which will allow dedicated housing of
various types for the elderly to come forward, there is no need for special policies or
allocations.’

In terms of listed buildings and scheduled ancient monuments (SAMs), the LDP does
not repeat national development control policy and reference should be made to
Chapter 6 of PPW and Circulars 61/96 and 60/96 which set out clear statements of
national development management policy for listed buildings and archaeological
remains.

MCC Landscape Consultant (recreation provision) — | would not expect to see any
recreational facilities provided on the development itself; however | would expect the
developer to pay a sum towards both open space and recreation.

Page 20



MCC Tree Officer — No objection to the removal of the Norway Spruce on site but agree
that the other trees listed on the tree survey should be retained and | am satisfied that
they should not suffer harm as a result of the proposed development, provided that they
are physically protected prior to and during the construction stage, as detailed in the tree
protection plan. To reinforce the tree protection plan conditions should be imposed.

MCC Landscape (Urban Design)

In addition to previous comments [Colette Bosley 10.12.10]

1. We are unable to support proposals that would adversely affect the setting of
Chepstow Castle or the Chepstow Conservation Area and that have not regarded
strategic objectives and/or policy, set out in Planning Policy Wales (specifically chapter
6) or the Local Development Plan; by which development must protect, conserve or
enhance the unique character and special qualities of historic landscapes and their
settings, and must be of a high quality sustainable design.

Reasons

2. The development would have an unacceptable adverse effect on valued historic
designations.

3. The proposal is inappropriate in its context and will have lasting detrimental effects on
the Chepstow community.

4. The scale, massing and external appearance of the proposed building is unsightly,
incongruous and inappropriate (in this location).

5. The scale and detailed design have not considered its impact on a Scheduled Ancient
Monument and Grade 1 Listed Building, Conservation Area and the wider townscape;
which would be significant, adverse and long-term.

6. The Design and Access Statement does not present an evidence based design
rationale for their proposal; especially where historic designations, massing, scale and
expression is concerned.

Further information

7. Proposals should be sympathetic in scale and character and contemporary by design.
8. Proposals should achieve both architectural and environmental excellence

9. An adequate site and context analysis would have provided pertinent information to
develop their proposal properly; informing its scale, architectural design and material
choice.

10. Their appraisal should have addressed how the site, proposal and the wider area
work together.

11. The design process should have been clearly illustrated within the DAS and/or other
supporting documents.

12. A Townscape and Visual Impact Assessment should have been carried out, to
determine the key views and vistas from which the site will be visible and the context
within which it sites.

13. Their proposal should have considered green roofs, solar water heating and solar
electricity on roof space.

14. The design of external area(s) need to complement the building and public realm.
15. ...and landscape planting should have been used to reduce visual impact and
rainwater runoff.

16. Section 4 of TAN 12 provides some useful information on design, as does...

17. http://gov.wales/docs/desh/publications/160513-site-and-context-analysis-guide-
en.pdf

18. MCC Green Infrastructure SPG

MCC Landscape and Countryside Officer — (Initial response)

It is understood that an existing permission exists; otherwise my initial response would
be to refuse the application in view of the scale and nature of the proposal and its
proximity to the Castle as well as being within a sensitive part of the Conservation Area.
Concerns are raised regarding the height and design.
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4.2a

It is strongly recommended that a visual impact assessment of the site be carried out.
The design and layout of the proposal is wholly inappropriate.

The development and car parking will eat into the visually distinct green spaces which
provide the setting for the Castle and also result in a significant loss of connectivity for
its biodiversity for possible species or habitats.

Biodiversity and Ecology Officer — An Ecological assessment has been undertaken and
submitted in support of the application. The survey has identified the site as being of low
ecological value but there are considerations relating to invasive species, protected
species and landscape to be covered. Conditions are recommended relating to nesting
birds, landscaping (including the control of Japanese knotweed and translocation of
bluebells).

Neighbour Notification

20 Letters of objection.

Inappropriate development in such a beautiful area.

Inappropriate location for OAP housing.

Loss of light to adjoining properties.

Parking problems.

Dying trees should be replaced.

Development is disproportionately high given its impact on neighbours.

How will drainage be dealt with?

Should be converting existing buildings rather than new build.

Greater public consultation is needed given the sensitive nature of the site.

Not in keeping with the rustic appearance of Chepstow.

Disturbance to local residents.

Land could be put to better use.

Adverse effect on the character of the town.

Negative effect on neighbouring properties due to increase traffic and noise.

Use of existing pathway is not realistic, there is no public right of way, it is very narrow
and cobbles are not safe for the elderly.

Do not want to lose the cobbles or have any lighting of the alley.

Loss of privacy to houses and gardens.

More strain on the already congested and dangerous car park.

Pedestrian access is already narrow.

More parking should be provided.

Questions over ownership of the land.

The land should be put to a more suitable use i.e. allotments, water garden or a
bungalow.

Proposal will be an eyesore to tourists and residents.

In winter when there are no leaves on the trees the building will be very visually
prominent.

Damage to the setting of historical buildings.

Proposal is too large and modern for this historic setting.

Location is poorly sited for the elderly.

The existing trees are not tall enough to screen the proposal from views from the castle.
The cobbled path to Hocker Hill Street is not a public through-way.

This development is not in the public interest.

The area has not changed much since 1686.

Residents wish to address Members of the Planning Committee.

No publicity of application.

Local residents do not have private parking.

Council to receive money for each apartment.

This is public land.
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4.2b

4.3

4.4

Impact on wildlife and archaeology.

Totally violates Chepstow’s historic town.

Loss of sunlight.

Cobble stones are an asset to Chepstow.
Inappropriate hilly location

Insufficient access for emergency vehicles.
Blocks/ degrades views from and of the castle.
Blot on the skyline.

Adverse impact on the Conservation Area.
Over domination of adjoining walled garden.

Neighbour notification. 4 Letters received after re-consultation.

The amendments have not addressed our original objections
Inappropriate location for this development as the area is so hilly.
Insufficient access for emergency vehicles

Loss of public car park

Violates general planning in Chepstow

Confirmation is needed of land ownership.

May be contaminants on the site.

Loss of privacy

Detrimental to local businesses

Loss of views to and from the castle

Dominating impact

Ash trees used for screening are at threat

Grass snakes and slow worms on site.

Inappropriate location adjacent to a public house.

Unsafe pedestrian access.

Inaccessible location.

Other Representations

CAIR — Welcome the provision of accommodation for people with disabilities in this
central location. It will enable people to remain in their community as they become older
and more infirm. We are impressed with the design but think that disabled parking spaces

should be provided.

The Chepstow Society — Universally disapprove.
The car park will interfere with views from the castle.
Parked cars will be seen on the skyline.

Loss of residential amenity by reason of noise disturbance, loss of privacy, increased

traffic.

Loss of public parking spaces.

Increased traffic through the car park and Welsh Street.

Castle Dell will be spoilt by noise from vehicles and building work.
Adverse impact on St. Maur listed building.

Cobbled footpath is unsuitable for elderly people.

Tidenham Historical Group — Object in the strongest terms.

Irreparable damage to the historic setting of Fitzosbern’s Great Tower.

Intrusive development which is out of place.
The gardens overlooking the Castle should be listed.

Local Member Representations
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5.0

5.1

511

51.2

51.3

I would like you to note my observations on this proposal, which has been the subject of
representations to me, and are as follows:

- It is clear from recent and previous responses to proposals for a development on this
site that fundamental aspects and the reasons for opposing them remain unchanged.

- If it goes ahead, this development will have a serious impact on the heart of historic
Chepstow in terms of amenity, architecture and in other ways, both while it is carried out
and subsequently.

- The comments by CADW, Chepstow Town Council and The Chepstow Society in
particular should, | suggest, be taken very seriously in the consideration of this
application.

- 1 will not repeat, but | endorse the comments made by individuals about the impact on
their property and the environment and ethos needed by their businesses.

- | would seriously question the suitability of this site for the kind of development
proposed.

- | would wish to attend any site visit thought necessary for considering this application,
as would the local residents and business people who have made known their objections.
- | urge refusal of this application.

EVALUATION

Planning History
Principle of development
Visual Impact
Landscaping

Impact on the Conservation Area and Chepstow Castle
Access

Residential amenity
Affordable housing
Archaeology
Recreational prevision
Biodiversity

Other issues raised

Planning History

Outline planning permission was allowed, on appeal, in 1977 for office development on
this site and subsequent approvals were granted between then and 1989. In a report to
Planning Committee in December 1988, officers concluded that work on the
development had started. That report stated:

“The original permission was granted on appeal by the Secretary of State in 1977. A
reserved matters application was approved by this authority in 1983 (code No. 18944)
and works commenced by the digging of foundation trenches and the laying of some
concrete foundations. These works were confirmed to the Council on the 71" August 1985
in a letter from the then agents and were inspected by the Council’s Building Inspector
on 2" August 1985....There is no doubt that the development commenced and the
application No. 18944 is still valid. No completion notice has been served and therefore
the application can continue with the construction of the building as approved without
further reference to the Planning Authority.”

It is not disputed that work had started on the office development and that under the
provisions of prevailing case law at the time, the work could continue. Details of the office
block and its corridor link to St. Maurs are shown in the Committee Plans and
Presentation. It can be seen that the design and massing of that proposal and the
location of the car park would have an adverse visual impact on the area as a whole, the
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5.1.3

514

52

521

5.3

531

Castle and the Listed Building to which it was to be linked. In addition the architectural
form is rather out dated and would not preserve either the character of the Conservation
Area or the setting of Chepstow Castle. The plans are of insufficient detail to be
implemented.

In 1989 planning permission was sought for the provision of 22 car parking spaces for
the offices and flat to be accessed from the council car park. The application was
considered by the Environmental Health and Control Committee where it was resolved
not to allow access from the council’s car park to the development. The application was
then presented to Members of the Planning Committee. The officer’s report said “The
planning application should only be determined on its planning merits and the refusal to
allow access is not a material consideration in relation to the planning application.” A
note at the end of the committee report said. “The permission hereby granted relates
solely to planning permission and does not convey any other rights including rights of
access over Council land for construction or operational purposes.” It appears therefore
that the approved scheme had no vehicular access. The applicants cannot provide
evidence to the contrary.

If there was no planning history on the site, then the current submission would have been
refused outright. However given the history and the fact that all parties agreed that work
had started on site the current application was initially considered against the fall-back
position, that of a very out-dated office block. There is no question that the design of the
current proposal is an improvement in visual terms over that of the approved office block.
However having researched the matter further since it was reported to Planning
Committee in August 2015, officers now contend that the fall-back position is not realistic
and therefore is not a justification for allowing new build residential development in this
sensitive location. The fall-back position is not considered realistic as there is no
vehicular access into the site and therefore no access for construction traffic as well as
future occupiers. The only surviving plans held by either the Council or the applicants
are very sketchy and are not of sufficient detail to build from. There is little demand for
new office development within the Chepstow area. It is now considered that it is
extremely unlikely that the approved office block would be built and therefore the fall-
back position is unrealistic.

Principle of Development, LDP Policies S1 and H1

The application site lies within the Chepstow Town Development Boundary. Policy S1 of
the LDP states that the main focus for new housing development is within or adjoining
the main towns and presumes in favour of new residential development within Town
Development Boundaries, subject to detailed planning considerations. Policy H1
reinforces this view saying that within development boundaries new build residential
development will be permitted subject to detailed planning considerations and other
policies in the LDP that seek to protect existing retail, employment and community uses.
The detailed planning considerations will be considered in more detail elsewhere in the
report but the basic principle of allowing new residential development is acceptable.

Visual Impact

The proposal when viewed from a distance will comprise essentially a four storey block
of development measuring approximately 27 metres by 29 metres. Although the block is
broken down into smaller elements and not all the elements are four storeys, the proposal
will have a significant adverse visual impact on the setting of the Castle and its historic
surroundings. In addition the development will break the sky line and dominate the area.
It is proposed to set part of the development below ground level and while this will help
to reduce the visual impact this is not sufficient to mitigate for the harm that such a large
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5.4

54.1

55

551

building will have upon the character of the Chepstow Conservation Area. The mass of
the building is broken into a series of two, three and four storey elements, and it adopts
a traditional form with modern details and high quality materials. However this does not
justify allowing such a large construction in this very sensitive location. The proposal will
rise above the surrounding residential and commercial properties and will not respect the
existing form, scale and massing of neighbouring buildings, many of which are historic.
The proposed modern structure on the sky line of Chepstow will have an adverse impact
on the built and natural views and panoramas of the historic core of Chepstow including
views from and including Chepstow Castle. The mass of development in this location is
therefore contrary to criteria c) and e) of Policy DES1 in the LDP.

Impact on the Conservation Area and the Castle

One of the major concerns in relation to this application is the visual impact of the scheme
when seen from the Castle and the impact upon the Conservation Area. Cadw maintains
that there are no direct impacts on the scheduled areas of Chepstow Castle or Chepstow
Town Wall and Gate, but there are very significant effects upon the setting of Chepstow
Castle. Currently there are unimpeded views across what would have been kept as open
ground until the end of the 17" Century. The proposed development will extend the
historic building line closer to the Castle. The new building would be approximately 50
metres from the boundary of the scheduled monument and the edge of the car park only
15 metres away. Cadw point out that The Great Tower of Chepstow Castle, the oldest
and one of the most important medieval buildings in Wales, is only 90 metres from the
edge of the proposed building. There are three elevated viewpoints from within the Castle
that allow visitors to view across The Dell towards the proposed development site. The
proposed development would be on the skyline, when viewed from Marten’s Tower and
the South-West Tower and be directly in the line of vision when viewed from the Great
Tower. The roof of the proposed development will be higher than any of the viewpoints
in the Castle. The existing tree cover, especially the mature ash and yew tree will provide
some screening to the new structures, but this will be partial and seasonal and these
trees will have only a limited life (particularly the ash trees). The application includes the
planting of mature trees on a new 3 metre high bund at the northern end of the car park.
These will have some effect upon the visibility of the proposed works from the Great
Tower, but this may foreshorten the view and introduce a visual barrier to other
viewpoints. When looking from the public castle car park up The Dell towards the
Marten’s Tower, the proposed development will appear as a very prominent building on
the skyline, projecting out towards the Castle. In Cadw’s view the proposed bund and
tree planting at the north end of the car park would form “an important new and intrusive
element in this view.” Cadw also consider that the pergola that is proposed for the car
park, would diminish the impact of the hard landscaping but combined with the 3m high
bund, would introduce a very significant barrier into the panorama. There are various
viewpoints, which give extensive views across Chepstow, especially when viewed from
the modern road bridge across the River Wye. Cadw consider that the proposal would
introduce one complex, prominent, free-standing new building into this and other views.
To conclude, Cadw raises fundamental concerns about the proposal and its potential
effect upon the setting of Chepstow Castle and considers it to be contrary to the guidance
given in Planning Policy Wales.

Access

It is proposed that the site be accessed off the main public car park in the town. This
would result in a loss in the number of car parking spaces available to the public and
also result in an access road serving 15 residential units running through the car park.
Permission would have to be sought from the Council as landowner to obtain access
through the public car park and this permission is likely to be declined as noted by
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5.5.2

5.6

5.6.1

5.7

57.1

comments made on behalf of the Council’s Head of Operations. This is because during
construction, the development would result in the (temporary) loss of parking and also
conflict with car park users for example when HGV deliveries to the site are needed.
After completion the loss of two car parking spaces would be detrimental to this part of
Chepstow where parking provision is at a premium as the car park is heavily used and
supports local businesses, shoppers and tourists. The developers have stated that they
could develop the site without vehicular access, due to its town centre location but this
is considered unlikely especially during the construction phase. A residential
development of this size without parking provision would put additional pressure on
existing public car parks.

If vehicular access was to be provided through the public car park, it is proposed to
provide one car parking space on site for each residential unit; this is in line with the CSS
guidelines. This is considered sufficient given the nature of the accommodation, and the
accessible location of the development. The Council’'s Highways Team has requested
that a turning head and disabled bay be provided.

Residential Amenity

There are four properties whose gardens back on to the development site. There is also
the Kingdom Hall which abuts the north-east boundary of the site and is set at a lower
level. St Maurs, which is a Listed Building, is used as offices and is approximately 22m
from the boundary of the development site. No 10 Hocker Hill Street comprises two
residential flats, a ground floor office and a psychotherapy practice. It is about 30m from
the boundary of the development site. No 9 is residential and approximately 21m from
the boundary. No 8 comprises offices and a residential flat, the building is a minimum of
18m from the proposed development. Between no’s. 10 and 9 runs the cobbled footpath
which will be used as a pedestrian link for occupiers of the new development. All those
properties are set at a lower level than the proposed apartment blocks. The new
development would have a major impact upon the occupiers of the adjoining properties
especially given the relative height of the proposal so close to the common boundary.
Part of St Maurs and no. 10 are commercial premises and therefore the standard of
amenity expected for occupiers of such premises compared to a residential use is lower.
The same is not strictly true for no’s. 8 and 9 Hocker Hill Street, which have a greater
proportion of residential accommodation and shorter gardens. That being said, it must
be remembered that this is a town centre location where amenity standards tend to be
lower than for suburban or rural locations. To assist with the privacy levels for the
occupiers of no 8 and 9 Hocker Hill Street, the only windows on the elevation facing
toward them are kitchen windows and these have been specified with opaque glass. The
proposed mass of building so close to the common boundaries of residential properties
would have an overbearing impact on these adjoining residential properties. Although
the position of the windows on the proposed south-east elevation has been carefully
considered there will inevitably be a level of overlooking and loss of privacy for those
residents. The development would therefore be contrary to criterion d) of Policy DES1
as it would not maintain reasonable levels of privacy and amenity to the occupiers of
neighbouring properties.

Landscaping

Tree Survey was submitted as part of the application. It identified five mature trees on
the site (one Holm Oak, one Ash, one Norway Spruce and two Yews). It is proposed to
remove the Spruce and retain the rest. The Council’'s Tree Officer has visited the site
and agrees with the findings of the tree survey and has no objections to the removal of
the Spruce tree. A condition can be imposed to protect the existing trees on the site. In
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5.8.1
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5.9.1
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5.10.1

addition to this there are proposals for substantial landscaping of the car parking area.
The extent of the car park has been reduced and moved back from the northern boundary
(to a minimum of 14 metres from the boundary) in order to reduce its visual impact when
viewed from the Castle. Landscaping in the form of semi-mature trees and the pergolas
to be clad in creepers will help to screen the car park and the cars. Ground levels at the
bottom of the slope would be raised in order to make the terrain more manageable to
residents but this will not have a significant visual impact. The natural stone wall around
the boundary of the site will be retained.

Affordable Housing

Policy S4 of the LDP requires that in Chepstow, as a main town, development sites with
a capacity of 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. When
this application was first submitted in 2010 under the provisions of the UDP the required
number of affordable units required was 20% and this figure was the basis for officer
negotiations with the developers.

In this case it is not considered desirable or practicable to provide this element of
affordable housing on the site. This is because the type of close care being provided by
this development will be run by a management company and because the types of flats
being offered do not lend themselves to being affordable units. The developer has
agreed that if the application is successful that instead of providing on site affordable
units he will enter into a s.106 agreement to provide a financial contribution in lieu of the
affordable units. The monies can then be used to secure more appropriate affordable
units elsewhere in Chepstow.

Archaeology

A report on an archaeological evaluation carried out on the proposed development area
has been submitted as part of the application. The evaluation comprised seven trenches,
varying in length between 7.5 and 10m. One trench revealed surfaces dating to the
medieval period, whilst another located a linear feature and a substantial pit, both of
medieval date and partially cut into the bedrock. No archaeology was found in the
remaining five trenches, all of which contained only well-cultivated garden soil lying
above natural deposits. No evidence for siegeworks associated with the Civil War siege
of the castle was encountered during the work. This work therefore has shown that only
limited areas of archaeological survival exist in the development area and that these
features whilst of local/regional importance are not of sufficient significance for the
current application to be refused on archaeological grounds subject to an appropriate
condition being attached to any consent that is granted ensuring that they are properly
investigated, recorded and the results made public. GGAT therefore have no objections
to the application on archaeological grounds. However they do have concerns over the
design of the proposal and its impact on Chepstow Castle. They refer us to a document
issued by English Heritage which provides a framework for assessing the impact of
development on the setting of ancient monuments and suggest that we request a similar
assessment, although this is English guidance and officers consider that there is
sufficient information to determine the application.

Recreational Provision

Policy CRF2 states that proposals for new residential development should provide
appropriate amounts of outdoor recreation and public open space in accordance with the
Councils adopted standards and that any provision should be well related to the housing
development that it is intended to serve. Owing to the scale and nature of the proposed
use there would not be a requirement for any facilities to be provided on the site and
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there is no requirement for children’s play, but it is expected that the developer would
make a financial contribution towards outdoor adult recreation and public open space in
the local area. This could be secured by a s.106 agreement, and the applicant is
agreeable to this.

Biodiversity

An ecological assessment was submitted as part of the application and this identified the
site as being of low ecological value. The Council’s Biodiversity Officer accepts these
findings but outlines conditions and informatives that should be applied if permission is
granted.

Housing Land Supply

Although the principle of residential development within the settlement boundary is
acceptable the detailed visual impact and design are not. Therefore officers are
recommending the application for refusal. WG advice has been considered in relation to
Housing Land Supply because within the County there is less than a five year land
supply. TANL1 states at paragraph 5.1 that ‘where the current study shows a land supply
below the 5 year requirement, the need to increase supply should be given considerable
weight when dealing with planning applications, provided that the development would
otherwise comply with national planning policies’. It is acknowledged that the most recent
Joint Housing Land Availability Study (2016) shows Monmouthshire as having a land
supply of 4.1 years which is below the 5 year requirement. Recent appeal decisions in
South East Wales confirm that the lack of a five year housing land supply is an important
material consideration. In this case the proposal would only be adding 15 units to the
total housing target for the County; this relatively small number does not justify granting
the proposed development permission contrary to detailed planning considerations and
causing so much visual harm to the Chepstow Conservation Area and the setting of
Chepstow Castle.

Paragraph 6.2 of TAN1 states that ‘Where the current study shows a land supply below
the 5-year requirement or where the local planning authority has been unable to
undertake a study, the need to increase supply should be given considerable weight
when dealing with planning applications provided that the development would otherwise
comply with development plan and national planning policies’. In addition to this the
shortfall in the Housing Land Supply is an issue that has been addressed in the LDP
Annual Monitoring Report (AMR) (September 2016). This is available on the Council’s
website and was formally endorsed for submission to the Welsh Government by Cabinet
in October 2016. The AMR is recommending an early review of the LDP as a result of
the need to address the shortfall in the Housing Land Supply and facilitate the
identification and allocation of additional housing land. This relatively small site providing
only 15 units would do little to contribute to the housing numbers required in
Monmouthshire and this benefit is not considered to outweigh the harm that the proposal
would cause.

Other issues raised

It is proposed to provide a pedestrian access to the site via a narrow cobbled alley. As a
result of the proposal this alley will be opened up and this would add to the historic
interest of the local area. While persons over the age of 55 would have little problem with
the cobbles there is an alternative pedestrian access into the site for those people who
may experience mobility difficulties.

Page 29



5.13.2 Welsh Water has not indicated that there is a problem with either surface or foul water in
the area.

5.13.3 With regards to publicity of the application, all adjoining occupiers were notified of the
original scheme and then re-consulted on the amended plans, as were all the people
who made representations initially. Furthermore the application was advertised on site
in several locations. The publicity with regards to this application exceeded the statutory
requirements.

5.13.4 The site is not public land.
6.0 RECOMMENDATION: REFUSE
1. Impact on the Chepstow Conservation Area

The proposed building because of its height and mass would create a very dominant
feature on the skyline in the historic core of Chepstow. It would not preserve or
enhance the character and appearance of the Chepstow Conservation Area. The
resultant building would have a serious adverse effect on several significant views into
and out of the Chepstow Conservation Area. The proposed building, due to its scale
would dominate the historic buildings in this part of Chepstow and would have a
significant adverse effect on the general character of the area. The application is
therefore contrary to Policy HE1 of the Local Development Plan.

2. Impact on Castle

The proposed building and associated carpark will have a very significant effect upon
the setting of Chepstow Castle which is a Grade | Listed building. The proposed
development will extend the historic building line closer to the Castle. The Great Tower
of Chepstow Castle, part of the oldest and one of the most important medieval buildings
in Wales, is only 90 metres from the edge of the proposed building. The proposed
development would be on the skyline, when viewed from Marten’s Tower and the
South-West Tower and be directly in the line of vision when viewed from the Great
Tower. The roof of the proposed development will be higher than any of the viewpoints
in the Castle. Notwithstanding that the proposed planting would go some way to
reducing the visual impact of the development there would still be great harm caused
as a result of the proposal to views from the Castle to the historic part of Chepstow.
When looking from the public castle car park up The Dell towards the Marten’s Tower,
the proposed development will appear as a very prominent building on the skyline,
projecting out towards the Castle and would introduce an intrusive element in this view.
The proposal is therefore contrary to the advice given in Paragraph 6.5.12 of Planning
Policy Wales (PPW) as the proposed development would damage the character and
appearance of the Conservation Area.

3. Lack of Vehicular Access

At present there is no vehicular access into the site and it is unlikely that the Council,
as landowners would give permission over the public carpark as this would reduce the
capacity of an already crowded carpark to the detriment of shoppers and tourists
visiting the town centre. A development of 15 flats without vehicular access, even
taking into account its sustainable location is not acceptable in planning terms. There
would be nowhere to take deliveries and it would increase the pressure on the existing
public carpark as residents would inevitably park their own vehicles in the public car
park. This development would be contrary to the objectives of Policy MV1 as it does
not meet the adopted Monmouthshire Parking Standards and parking provision cannot
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be reasonably achieved off site without compromising the capacity of the adjacent
public car park.

Informative:
The applicant should note that if an appeal is lodged in the event the application is
refused, then the appeal would need to be subject to a unilateral undertaking to secure

an off-site affordable housing financial contribution, in accordance with the advice
provided by the Council’s Housing Officer.
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Agenda Iltem 4b

DC/2016/00953

OUTLINE APPLICATION FOR HOUSING DEVELOPMENT, 17 UNITS WITH ALL
MATTERS RESERVED EXCEPT FOR ACCESS

HILL FARM PWLLMEYRIC
RECOMMENDATION: APPROVE

Case Officer: Kate Young
Date Registered: 08/09/16

1.0 APPLICATION DETAILS

1.1 This is an outline application for housing development on land to the North West of
Pwlimeyric. All matters are reserved except for access, which would be off Pentwyn
Close. The site includes the existing property, Hill Farm Cottage. All of the site is within
the Village Development Boundary and a large proportion of the site has been allocated
in Policy SAH11 for Housing Development. The land is currently farmland surrounded
in most parts by mature hedgerows. A public footpath crosses the site and there are
several trees protected by TPO on the site. To the east of the site is the Historic Park
and Garden of Mounton House. There is existing residential development to the south
and east sides of the site. The site is surrounded by a Minerals Safeguarding Area. The
land is very undulating especially to the south of the site. The dwellings would be sited
either side of a spine road that would run from Pentwyn Close through the centre of the
site. There would be an area of green space to the south of Hill Farm Cottage. The site
proposes seventeen residential units (fifteen on the 60/40 site and two within the
development boundary). Of these, seventeen units, eight would be for sale on the open
market and nine would be affordable both for Low Cost Ownership and Social Rent.

2.0 RELEVANT PLANNING HISTORY
None Found
3.0 LOCAL DEVELOPMENT PLAN POLICIES

Strategic Policies

S1 Spatial Distribution of New housing Provision

S2 Housing Provision

S4 Affordable Housing Provision

S5 Community and Recreation Facilities

S12 Efficient Resource Use and Flood risk

S13 Landscape, Green Infrastructure and the Natural Environment
S15 Minerals

S16 Transport

S17 Place Making and Design

Development Management Policies

H1 Residential Development in Main towns, Severnside Settlements and Rural
Secondary Settlements

H2 residential Development in Main Villages

CRF2 Outdoor Recreation

SD4 sustainable Drainage

LC5 Protection and Enhancement of Landscape Character.
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LC6 Green Wedges

GI1 Green Infrastructure

NE1 Nature Conservation and Development

EP1 Amenity and Environmental Protection

M2 Mineral safeguarding Areas

MV1 proposed Development and highway considerations
MV3 Public Rights of Way

DESL1 General Design Considerations

SAH11 Rural Housing Sites

4.0 REPRESENTATIONS

4.1 Consultations Replies

Mathern Community Council - Refuse

The site was allocated for 15 dwellings but 17 are being proposed, only 15 should be
approved. The principle concern is that of traffic generation and access onto the trunk road.
The Community Council is continually requesting speed restrictions measures. Development
would only add to the current problems.

MCC Planning Policy

A large proportion of the site is allocated in the LDP in Policy SAH11, the specific reference
of which is SAH11 (xiii), the Policy indicates the allocation is for a maximum of 15 dwellings.
The remainder of the site is located within the Pwllmeyric Village Development Boundary
(vDB).

It is noted the application has been submitted in outline only, it would be necessary to
establish whether sufficient detail has been provided to enable an assessment to be made
against Policy SAH11. Policy S4 relates to Affordable Housing Provision and states that in
Main Villages there is a requirement for at least 60% of the dwellings to be affordable. The
allocated housing site meets this requirement of Policy S4 in principle. It is noted that 6 of
the units relate to Low Cost Home Ownership and 3 of the units will be Social Rented, a mix
that will need to be agreed.

The principle of development within the VDB is acceptable under Policy S1 and H2 of the
LDP subject to detailed planning considerations.

With regard to compliance with Policy S4 — Affordable Housing, Supplementary Planning
Guidance was adopted in March 2016 and should be referred to, particularly Section C.2
relating to sites in Main Villages. The net site area (excluding plot 3), now proposed as open
space, the access road to the SAH11 site and the field access track) appears to be around
0.18 hectare. The theoretical capacity of the site (at 30 dwellings per hectare), therefore,
exceeds the 2 dwellings now proposed. Strict application of Policy S4 would require
affordable housing to be provided on site at a rate of 60%. This is subject to paragraphs
C.2.b) and C.2.c) of the SPG, however, and it is accepted that, given the shape of the site
and the character of surrounding development, a case can be made for accepting a lower
density of development and making a financial contribution towards providing affordable
housing off-site as an alternative to on-site provision. This financial contribution should be
set at the equivalent of 35% of the agreed capacity of the site.

Site as a whole

General policies DES1 and EP1 relating to General Design Considerations and Amenity and
Environmental Protection respectively should be taken into consideration. While currently an
outline application, Policy NE1 Nature Conservation and Development and Policy GI1
relating to Green Infrastructure (Gl) should be considered at the detailed stage. Policy MV1
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relating to proposed development and highway considerations must also be considered.

Finally, the Council is currently progressing the implementation of a Community
Infrastructure Levy (CIL). The current CIL Charging Schedule does not include a charge for
the Main Village Allocations or sites of less than 3 dwellings, however, this may change
during the course of the CIL examination.

Welsh Water
No Objection subject to conditions.

MCC Highways

The applications is for outline with all matters reserved except for the means of access. The
site is allocated in the Local Development Plan (LDP) for residential development and the
principle of the development and particularly the scale and means of access was considered
at the LDP enquiry stage.

The submission of a transport assessment is not deemed necessary in this case and more
particularly as the site was subject to detailed review and scrutiny during the LDP site
allocation process and Inspector’s determination.

| offer no objections to the proposal and in light of the aforementioned and with particular
regard to the access to the proposed development being gained off Pentwyn Close, a
publically maintained highway, the main concern from a highway perspective is how to best
mitigate for the impact of the access and increased movements over the Close. Following a
meeting with the applicant’s agents the means of access details were discussed and the
preliminary proposals agreed and these are represented on Drawing No0.1445 — 8D As
Proposed Scheme 6.

Although the internal estate road layout is not to be considered at this stage | would offer the
following observations and comments:

MCC Highways actively encourage the adoption of residential estate roads and promote the
design principles reflected in Manual For Streets and welcome early engagement with
developers to create an acceptable layout and street scene.

The applicant should where appropriate avoid using materials and unnecessary street
furniture and concentrate on good quality geometric design and use of conventional materials
in an innovative way so as to avoid costly commuted sums for the future maintenance of extra
ordinary materials.

South East Wales Trunk Road Agency

This development affects the de-trunked section of the A48 approximately 850m south west
of Highbeech and does not access our trunk road. The WG therefore maintain the no objection
or further comment response as the application is off our network. From our Network point of
view, if there were to be any queuing associated with the development then it would be likely
to affect the MCC county maintained A48 approach to Highbeech only.

MCC Public Rights of Way

The applicant’s attention should be drawn to Public Footpaths 42 and 44 which carry the
Mounton Valley Circular promoted route and either run adjacent to or through the site of the
proposed development. The applicant recognises that paths need to be realigned to
accommodate the development but they should also be made aware that Town & Country
Planning Act path orders are publically consultable and not guaranteed to succeed.

Relevant in England, Paragraph 7.8 of Defra Circular 1/09 states that any alternative route
should avoid the use of estate roads wherever possible, with preference given to the use of
made up estate paths through landscaped or open space areas, away from vehicular traffic.
The proposed site layout does not fulfil this requirement. Although not applicable in Wales it
is nonetheless a guide to good practice.

The site layout plan also currently shows path 42 diverted onto land not in control of the
applicant. Authorisation will need to be secured from the relevant landowner prior to the
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making any orders that look to achieve this. The diverted path shown on the site plan also
introduces a dogleg into the path that is unlikely to be acceptable.

The Active Travel Act (Wales) requires local authorities to continuously improve facilities and
routes for pedestrians and cyclists and to consider their needs at design stage.

A pedestrian link between paths 42 and 44 around the north of the site although also largely
on land outside of the control of the applicant would make a welcome addition to the local
path network and go some way to fulfilling the requirements of the Act. This link would
circumvent the need for people using the Mounton Valley Circular to walk through the new
development site and would provide leisure walking options for both new and existing
residents. Outstanding availability issues surrounding paths 42 and 44 could also be
resolved by diverting them onto land in control of the applicant and would also help fulfil the
requirements of the Act. If the application is successful, prior to and during works the legal
alignment of the paths affected will need to be closed by Temporary Traffic Regulation Order
and if possible alternatives made available. Any Town and Country Planning Act Orders
should have at least made it to Confirmation stage prior to any TTRO’s being made.

All additional paths will need to be protected for use by the public and details of how this is to
be achieved should form part of the application. If they are not to be adopted by MCC and
maintained by contribution, access and maintenance should form part of a Local
Government Act Agreement.

MCC Housing Officer

Housing'’s response consists of a sheet detailing on-site requirements for the 60% affordable
housing site and a separate sheet detailing the financial contribution required in lieu of
affordable housing on the small site within the development boundary.

Housing has tried to include all of the information that the developer would require with links
to the Council’'s Affordable Housing Supplementary Guidance (SPG) and Welsh Government
Development Quality Requirements (DQR).

Site: SAH11 Pwllmeyric DC/2016/00953

Evidence of Housing Need There are 481 households on Monmouthshire’s Common
Housing Register waiting for a house in this area.

Policy compliant percentage of 60%
affordable housing

Standard required Welsh Government Development Quality Requirements
(DQR) - a copy of this document can be obtained from the
Welsh Government website.

DQR Website Link http://gov.wales/desh/publications/housing/devquality/guide.pdf
Tenure of affordable housing Nine affordable units - mix of social rent and LCHO

Mix required Number of units

2 person 1 bed flats

4 person 2 bed houses Mix to be agreed prior to submission of full application
5 person 3 bed houses following community consultation to establish type and
6 person 4 bed houses tenure needed.

3 person 2 bed bungalows
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affordable units

Price to be paid by RSL for | 38% of Welsh Government Acceptable Cost Guidance for the

social rent and 50% of Welsh Government Acceptable Cost
Guidance for LCHO. Number of each tenure to be
determined by the Local Authority following community
consultation.

ACG Figures for the Area

2p1b flat

4p2b house
5p3b house
6p4b house
3p2b bungalow

Band 5

£108,000
£175,500
£194,200
£226,000
£174,700

These figures may change should Welsh Government
release updated ACG rates. They may go up or down
depending on the current housing market.

Preferred RSL Partner

To be agreed at a later date.

Contact name at RSL

Affordable Housing SPG Link

http://gov.wales/desh/publications/housing/devquality/guide.
pdf

App. No. DC/2016/00953

Hill Farm, Pwllmeyric

Key
0]\V\v]
ACG

7%

42%

Open Market Value
Welsh Government Acceptable Cost Guidance

(100 — 23 = 77) allowance of 20% made for Developer’s Profit and
3% for Marketing Costs

Price paid to developer by RSL if affordable units were to be on
site

Policy compliant percentage of
affordable housing

35% (2 dwellings at 35% = 0.70)

Affordable Housing SPG Link

http://gov.wales/desh/publications/housing/devquality/guide.pdf

omv 200,000 X 77% = 154,000
ACG 174,700 X 42% = 73,374
154,000 - 73,374 = 80,626

80,626 X 0.70 = 56,438
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Financial Contribution £56,438

MCC Tree Officer

There are three mature Scots Pine trees adjacent to Hill Farm Cottage. Plots 2, 3 and 4 as
shown on the site layout will be in close proximity to these tree and would present a
significant constraint on the development proposals. A lesser but nonetheless important
constraint for consideration is the hedge along the southern boundary.

In order to demonstrate that trees and hedges may be safely incorporated into the
development, the application must be supported by a tree survey in accordance with
BS5837:2012 Trees in relation to Design, Demolition and Construction Recommendations.
The report must include the following information.

* A scaled plan of the retained trees and hedges with their root protection areas (RPAS)
shown on the proposed layout.

* An Arboricultural Method Statement where construction activity within the RPA of any
retained tree or hedge is unavoidable.

* A scheme of arboricultural monitoring aka an arboricultural watching brief.

MCC Green Infrastructure and Landscape Officer

We currently object to this proposal pending confirmation that a revision can be made to the
Design & Access Statement.

The Green Infrastructure submission is very light in terms of content - There is insufficient
information to evidence that their proposal meets LDP policies Gl 1, DES1 or LC5.

We feel that there is scope to secure a good design through reserved matters, and would
therefore ask that you consider requesting the following changes to the submission.

1. Section 5 of the Design and Access Statement is revised to include the following
information.

Design Principle 1

Street design and a high quality public realm will be an important part of the design. We will
refer to Manual for Street’s hierarchy when designing the layout of the development. The
needs of pedestrians will be considered and made a priority. There is an opportunity to
incorporate the access road into an area of high quality public realm; by using better quality
surface treatments (to the road & footpaths), street furniture, low level lighting, textured
kerbs (also considering kerb height) and landscape planting.

Design Principle 2

The development will be a high quality design and where appropriate use decoration and
styles to enhance its appearance; the design and choice of materials for the proposed
development are very important considerations. Promoting energy efficiency through the use
of appropriate building fabric and inclusion of renewable or low carbon energy generation
technologies (and SuDS) will have a more contemporary effect on the appearance of
buildings and their surroundings; which is a desired approach to development and in-line
with policies DES1 and GI1.

Design Principle 3

Extensive tree and hedgerow planting will be an integral part of the design. New street trees,
hedgerows and garden trees will aid privacy, improve micro-climate, air (and noise) and
biodiversity. They will also enhance the appearance and integrate the development into the
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surrounding landscape. Street tree planting should be outside private ownership; provide
safe & adequate vehicle, pedestrian access; and provide an estimated 45% (of surface area)
green canopy cover over 15 years; and incorporate SuDS. Tree pit construction and
management of trees are other important considerations. Existing trees and hedgerow will
be protected.

4.2 Neighbour Notification

Letters of Objection received from 10 addresses

The LDP allocated this site for 15 dwellings with 9 affordable units
Difficult and dangerous access

May lead to further development

Questions the integrity of the LDP process

Local speed limit is ignored

Increased traffic using Pentwyn Close

Danger to pedestrians

Increased congestion at High Beech roundabout

Increased traffic using the A48 leading to an increase in air pollution
Access into the site is narrow especially for construction traffic

Need wider footpaths

Access would be better from Bayfield or Mounton House

Main internet connection for Wales runs through Pwlimeyric
Environmental impact on wildlife

No need for seventeen more dwellings

Will lead to traffic accidents

No amenities for families within Pwlimeyric

Requires a crossing on the A48

Agricultural access through the site — it is queried how this will be maintained
Loss of privacy to adjoining properties

Loss of view from adjoining properties

Need land to maintain adjoining property

Hedges must be retained

Do not feel that fair and unbiased planning decisions are being made
Need mitigation for M48/ Pentwyn Close junction

Within 200metres of the proposed access there are two bus stops and 4 junctions
No capacity in local schools

No play areas in Pwlimeyric

Redirection of the public right of way

There are better places within Chepstow to build new houses

The infrastructure within the area cannot cope with more development.
Other housing sites within Chepstow are not completed yet.

The water pressure in the area is already low.

Brown field sites should be developed first.

Inadequate doctors’ facilities in the area.

5.0 EVALUATION

5.1 Principle of the Proposed Development

5.1.1 All of the site is inside the development boundary within which LDP Policy H2 presumes
in favour of residential development subject to detailed planning considerations. In
addition a large proportion of the site has been allocated as a 60/40 site for new housing
under policies SAH11 and S1 of the LDP. Therefore the principle of new residential
development is already established. In terms of development plan policy, the application
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5.2

essentially covers two different sites within which different policies apply. The north
eastern part of the site has been allocated under Policy SAH11 as a site in a main village,
where planning permission will be granted for residential development up to a maximum
number of 15 units. The primary aim of these allocations is to provide affordable housing
to meet local need and it is intended that 60% of the units on the site should be
affordable. The proposal on this part of the site does conform to that policy requirement.
Fifteen dwelling units are proposed on this part of the site of which nine would be
affordable (low cost ownership and social rent). The other part of the overall site, the
western part, is outside of the SAH11 allocation but still within the village development
boundary. It is proposed to erect two market dwellings on this part of the site and they
would be subject to 35% affordable provision. This part of the site accords with the
second paragraph of Policy H2 which states that within Village Development
Boundaries, planning permission will be granted for new residential development subject
to detailed planning considerations including impact on the village form and character,
impact on the surrounding landscape and other policies in the LDP. This part of the site
is located between the allocated site and the existing built form of the village. In practical
terms it makes sense for these two sites to be developed together so that the allocated
site can gain vehicular access through Pentwyn Close and Hill Farm. In principle, the
development does accord with the housing policies in the adopted LDP. This site was
considered in detail for residential development through the LDP process and was
considered by the Inspector to be suitable for residential development as a ‘60/40’ site.

Highway Considerations

5.2.1 This is an outline application with all matters reserved except for access. Therefore the

53

detailed access into the site needs to be considered at this stage. The submitted plan
indicates a 5m spine road coming off Pentwyn Close and ending with a hammer head.
There would be a 1.8m wide footway along one side of the spine road. The applicant
has indicated that the road would be constructed to adoptable standards. The new road
would come off Pentwyn Close between Hill Farm and an existing stone barn. No
alterations are proposed for the junction of Pentwyn Close and the A48. The applicants
have indicated that there would be a T junction within the site with the main part of the
road serving 15 new units and a smaller section serving Hill Farm Cottage, two new
dwellings and the agricultural land beyond. At the request of MCC Highway Engineers,
alterations will be made to the turning circle on Pentwyn Close; the Council would adopt
this part of the road and reduce its size by adding some landscape planting. The cost of
this would be provided by the applicant through a section 106 agreement. The principle
of this site being developed with an access off Pentwyn Close was considered by the
LDP Examination and found to be acceptable.

Affordable Housing

5.3.1 Policy S4 of the LDP refers to affordable housing Provision. Again for the purposes of

applying this policy, it is clearer if the site is divided into two parts, as identified above.
Policy S4 states that with allocated sites in the main villages (Pwlimeyric is identified as
a main village for the purposes of this policy), 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. Of the fifteen units proposed for this part of the site nine of them
are to be affordable and this complies with Policy S4. On the remainder of the site, the
sixth bullet point of the policy applies and that says that on development sites with a
capacity below 3 units the applicant may make a financial contribution towards the
provision of affordable housing in the local planning authority area. In this case a
financial contribution equilivent of 35% of the cost of providing affordable units will be
required for each of the units. This can be secured though a legal agreement. This also
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accords with the objectives of Policy S4. The MCC Housing Officer's comments identify
the level of contribution required above in section 4,

5.4 Residential Amenity

5.4.1 Hill Farm Cottage is situated within the site. The plot is surrounded by mature trees, with

5.5

no alterations proposed to this cottage or its curtilage. The detailed layout and design of
properties to be submitted as reserved matters will be able to ensure that there is no
unacceptable loss of privacy for the occupiers of this property. Springfield is a two story
property to the rear of Pwlimeyric House and it has habitable windows on the side
elevation adjacent to the site. Again when considering the reserved matters it will be
important to take this into account when considering the layout and design of the new
properties. There are two properties on Pentwyn Close which are on the south-western
boundary of proposed plot 1. These properties are both at least 18m from the common
boundary and set at a higher level. The access into the site will run between Hill Farm
and Crofters Ash and it then runs around the boundary of Crofters Ash. In order that
there are no unacceptable levels of disturbance and light pollution from car head lights,
a close boarded fence would need to erected and hedges retained where possible. The
Rowans, to the south-east of the site has its rear elevation only 10 metres from the
common boundary with the site. At the reserved matters stage the layout of the site
should consider a wide wildlife corridor along this boundary of the site.

Green Infrastructure

5.5.1 There is scope to achieve good design through the reserved matters and a Gl Assets

5.6

and Opportunities Plan will have to be produced at that stage and this should take into
account a Tree Survey of the site. There is a group of Scots Pines on the site which are
the subject of a Tree Preservation Order; it is important that these are retained and
protected during construction. Similarly existing hedgerows within the site and along the
boundaries should be retained. The proposal included a small area of green space to
the south of Hill Farm Cottage which will be used as informal public open space. This
will add to the Green Assets on the site and provide a visual focal point. As part of the
reserved matters a wide band of trees should be planted along the south-eastern edge
of the site which will provide a wildlife corridor and assist with privacy levels to the
existing properties.

Drainage

5.6.1 It is proposed that foul sewerage will be disposed of via mains sewers and that surface

5.7

water will be disposed of through a sustainable drainage system. Welsh Water have no
objection to this but request a condition be imposed requiring a drainage scheme for the
whole site be submitted. This would be conditioned to form part of the reserved matters.

Mains Water Supply

5.7.1 With regards to water supply Welsh Water have offered no objection to the proposal and

5.8

therefore it can be assumed that there is sufficient capacity and pressure within the
system.

Public Rights of Way

5.8.1 Public Footpaths 42 and 44 which carry the Mounton Valley Circular promoted route run

either adjacent to or through the site of the proposed development The applicant
recognises that paths need to be realigned to accommodate the development. In 2010
a diversion order was made in relation to part of this footpath. The applicant intends to
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apply for a diversion order to accommodate this development and the Council’s
Countryside Team has suggested that a link between footpaths 42 and 44 could be
achieved, and although on land outside the application site, it is within the applicant’s
ownership and this would provide a welcome addition to the local public footpath network
and help fulfil the requirements of the Active Travel Act.

5.9 Infrastructure Provision

5.9.1 This site was allocated for housing though the LDP process and at that stage service
and infrastructure provision would have been considered in detail. It is recognised that
there are no community facilities in Pwlimeyric. However the village is very close to
Chepstow where there is a full range of services including schools, shops and medical
facilities. There is public transport in the form a bus service between Pwlimeyric and
Chepstow that runs regularly.

5.10 Minerals Safe Guarding Area

5.10.1 The land to the north and east of this site has been allocated as a Minerals
Safeguarding Area. The site its self does not form part of the Minerals Safeguarding
Area. Policy M2 of the LDP states that proposals which may impact on the minerals
safeguarding areas will not be approved unless the area for mineral extraction has been
investigated, the mineral can be extracted prior to development, there is an overriding
need for the development or that the development comprises infill development. In this
case the site has already been allocated for housing development and it is not actually
on land identified as a safeguarding area. It is most unlikely that the land to the north
and east of this site would be considered suitable for mineral extraction due to its close
proximity to the AONB and historic sites. At worst development on this site would result
in a buffer being required between the site and any mineral extraction and this is no
justification for refusing the application.

5.11 Response to the Representations of the Community Council

5.11.1 Mathern Community Council recommend refusal of this application because
seventeen units are being proposed rather than fifteen. As outlined above this
application comprised two sites, one of fifteen units on an allocated 60/40 site which had
been identified as being suitable for that number and the other two dwelling units being
on an infill site within the village development boundary. The proposal therefore accords
with the allocation and policies of the LDP.

5.11.2 When considering this site at the LDP Examination consideration would have been
given to the level of traffic that development on this site would generate. In addition MCC
Highways have no objection to the level of traffic generated or its impact on the local
highway network.

5.12 Other issues raised

5.12.1 As noted, the larger part of the site is already allocated for such purposes in the LDP
and the capacity of local services was taken into account at that time. Although there
are few facilities within Pwlimeyric itself, there is a full range of services within Chepstow
which is only 1.5 miles away and accessible by public transport. The proposal will not
lead to further development as all applications will be determined on their merits. High
Beech Roundabout is a part of the trunk road network and Welsh Government Highway
Division has said that it has no objection to the proposal. The impact of traffic resulting
from this development of seventeen dwellings will be very small as a proportion of all of
the vehicles using that roundabout. MCC Highway Engineers have also offered no
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objection. The access point put forward as part of this application is off Pentwyn Close
and that is the access that it is necessary to consider and was the one proposed at the
LDP stage. Any other access would only be considered if it was submitted by the
applicant for the Council’s consideration. It is unlikely that access from Bayfield or
Mounton would be acceptable. The width of the footpaths has been recommended by
MCC Highway Engineers and meet with their standards. Wider footpaths would
compromise the rural character of the proposal and also that of the area as a whole.
MCC Highways do not consider it necessary to make any alterations to the junction of
Pentwyn Close and the A48. It has sufficient capacity to accommodate the traffic from
an additional seventeen dwellings. The additional traffic, both vehicular and pedestrian
resulting from an additional seventeen dwellings is not sufficient to justify a new
pedestrian crossing on the A48. The application is considered on its planning merits and
there is no need to look at alternative sites for this form of development.

5.13 Well-Being of Future Generations (Wales) Act 2015

5.13.1 The duty to improve the economic, social, environmental and cultural well-being of

6.0

Wales has been considered, in accordance with the sustainable development principle,
under section 3 of the Well-Being of Future Generations (Wales) Act 2015 (the WBFG
Act). In reaching this recommendation, the ways of working set out at section 5 of the
WBFG Act have been taken into account and it is considered that this recommendation
is in accordance with the sustainable development principle through its contribution
towards one or more of the Welsh Ministers’ well-being objectives set out in section 8 of
the WBFG Act.

RECOMMENDATION: APPROVE subject to a section 106 agreement requiring

that nine of the dwelling units be provided as affordable housing either for low
cost home ownership or social rent; that a financial contribution of £56,438 be
made in lieu of affordable housing in respect of proposed plots 1 and 2, and a
financial contribution to be made for the adoption of Pentwyn Close

Conditions/Reasons

Approval of the details of the layout, scale and appearance of the building(s), and the
landscaping of the site (hereinafter called the reserved matters) shall be obtained from
the Local Planning Authority prior to any works commencing on site.

a) Application for approval of all the reserved matters shall be made to the Local
Planning Authority before the expiration of three years from the date of this permission.
b) The development hereby approved must be begun either before the expiration of
five years from the date of this permission, or before the expiration of two years from
the date of approval of the last of the reserved matters to be approved, whichever is
the later.

The development shall be carried out in accordance with the list of approved plans set
out in the table below.

No development shall commence until a drainage scheme for the site has been
submitted to and approved in writing by the local planning authority. The scheme shall
provide for the disposal of foul, surface and land water, and include an assessment of
the potential to dispose of surface and land water by sustainable means. Thereafter
the scheme shall be implemented in accordance with the approved details prior to the
occupation of the development and no further foul water, surface water and land
drainage shall be allowed to connect directly or indirectly with the public sewerage
system.
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Reason: To prevent hydraulic overloading of the public sewerage system, to protect
the health and safety of existing residents and ensure no pollution of or detriment to
the environment.

The proposed development site is crossed by a public sewer with the approximate
position being marked on the attached Statutory Public Sewer Record. The position
shall be accurately located, marked out on site before works commence and no
operational development shall be carried out within 3 metres either side of the
centreline of the public sewer.

Reason: To protect the integrity of the public sewer and avoid damage thereto protect
the health and safety of existing residents and ensure no pollution of or detriment to
the environment.

No development shall be commenced until a detailed surface water management
scheme, which shall include for the provision of sustainable drainage solutions (SUDS)
and a programme for its implementation, has been submitted to and agreed in writing
by the Local Planning Authority. The development shall be carried out in accordance
with the agreed details.

A Green Infrastructure (Gl) Assets and Opportunities Plan shall be submitted to and
approved by the Local Planning Authority as part of the reserved matters submission.
The layout, drainage and landscaping of the development shall be designed in
accordance with the approved (Gl) Assets and Opportunities Plan.

A Tree Survey shall be submitted to and approved by the Local Planning Authority as
part of the reserved matters submission. The layout, drainage and landscaping of the
development shall be designed in accordance with the approved Tree Survey

Informatives

The layout of the reserved matters shall take into account the formal comments made
by Monmouthshire County Council’'s Green Infrastructure team in response to this
application.

No surface water and/or land drainage shall be allowed to connect directly or indirectly
with the public sewerage network

The Highway Authority will require the developer / landowner to enter into a legally
binding agreement (S278 of the Highways Act 1980) to secure the proper design
analysis and implementation of the proposed highway improvement works.

No development shall commence until the developer / landowner has entered into the
S278 agreement.

No development shall be commenced until details of the proposed arrangements for
future management and maintenance of the proposed streets within the development
have been submitted to and approved by the local planning authority. [The streets
shall thereafter be maintained in accordance with the approved management and
maintenance details until such time as an agreement has been entered into under
section 38 of the Highways Act 1980 or a private management and Maintenance
Company has been established].

Monmouthshire County Council Highways actively encourage the adoption of
residential estate roads and promote the design principles reflected in Manual For
Streets and welcome early engagement with developers to create an acceptable
layout and street scene.

The applicant should where appropriate avoid using materials and unnecessary street
furniture and concentrate on good quality geometric design and use of conventional
materials in an innovative way so as to avoid costly commuted sums for the future
maintenance of extra ordinary materials.
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In respect of condition 8 a tree survey in accordance with BS5837:2012 Trees in
relation to Design, Demolition and Construction Recommendations. The report must
include the following information.

- A scaled plan of the retained trees and hedges with their root protection areas
(RPASs) shown on the proposed layout.

- An Arboricultural Method Statement where construction activity within the RPA of any
retained tree or hedge is unavoidable.

- A scheme of arboricultural monitoring also known as an arboricultural watching brief.
Street Naming/Numbering - The Naming & Numbering of streets and properties in
Monmouthshire is controlled by Monmouthshire County Council under the Public
Health Act 1925 - Sections 17 to 19, the purpose of which is to ensure that any new or
converted properties are allocated names or numbers logically and in a consistent
manner. To register a new or converted property please view Monmouthshire Street
Naming and Numbering Policy and complete the application form which can be viewed
on the Street Naming & Numbering page at www.monmouthshire.gov.uk

This facilitates a registered address with the Royal Mail and effective service delivery
from both Public and Private Sector bodies and in particular ensures that Emergency
Services are able to locate any address to which they may be summoned. It cannot be
guaranteed that the name you specify in the planning application documents for the
address of the site will be the name that would be formally agreed by the Council's
Street Naming and Numbering Officer because it could conflict with the name of a
property within the locality of the site that is already in use.
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Agenda Item 4c

DC/2016/01449

A DIGITAL NOTICEBOARD PROVIDING PUBLIC INFORMATION AND POTENTIALLY
COMMERCIAL ADVERTISING

PUBLIC OPEN SPACE, JUNCTION OF HIGH STREET AND NEVILL STREET,
ABERGAVENNY

RECOMMENDATION: APPROVE

Case Officer: Andrew Jones
Date Registered: 18/01/2017

1.0 APPLICATION DETAILS

1.1 This application relates to the corner of Nevill and High Street in the centre of
Abergavenny. The site is also located within the Abergavenny Conservation Area.

1.2 The application seeks advertisement consent for the installation of a digital noticeboard
that would display public information. In time it may also display commercial
advertising. The boards would be elevated 1m above the ground and enclosed in a
black gloss powder coated steel case. With regard to the dimensions the boarding
would measure 948mm x 1368mm, it would also feature a 300mm guard overhanging
at the top. It would be fixed to an existing noticeboard facing out towards High Street.

2.0 RELEVANT PLANNING HISTORY
None.
3.0 LOCAL DEVELOPMENT PLAN POLICIES

Strategic Policies

S13 - Landscape, Green Infrastructure and the Natural Environment
S16 — Transport
S17 — Place Making and Design

Development Management Policies

DES1 — General Design Considerations

DES3 — Advertisements

EP1 — Amenity and Environmental Protection

MV1 — Proposed Developments and Highway Considerations

4.0 REPRESENTATIONS

4.1 Consultations Replies

4.1.1 Abergavenny Town Council — recommends approval.

4.1.2 MCC Heritage Officer — The screens were part of much discussion and debate as to
their position, size, materials and the purpose of the display. The screens are now
designed to fit into the current display boards and not to be an additional feature that
could cause physical clutter in the street. There were concerns over visual clutter,
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emphasised by moving pictures or images on the screens, however the proposed
screens are set in locations that would be the least harmful.

The screens do not fail to preserve the character or appearance of the Conservation
Area.

4.1.3 MCC Highways Officer — no objections.

4.2 Neighbour Representations
At the time of writing no responses have been received.

5.0 EVALUATION

5.1 Amenity

5.1.1 The sign would be fixed to an existing notice board directly in front of the Burton’s store
at the corner of Nevill Street and High Street. As such it is not considered that it would
add to the visual clutter within the pedestrianised town centre. Although there would
be a degree of illumination via the digital display it is not considered that this would fail
to preserve or enhance the character and appearance of the Conservation Area.

5.2 Highway Safety

5.2.1 The sign would be fixed to an existing sign and consequently it would not add an
obstruction to the natural path line for pedestrians. Its gloss black finish is also
distinguished from the recently resurfaced square which would therefore ensure that it
does not pose a hazard to persons with visual impairment.

5.2.2 The sign is located within a pedestrianised part of the town centre and fixed to an
existing structure and as such it is not considered that it would have any impact on
motorists.

5.3 Well-Being of Future Generations (Wales) Act 2015

5.3.1 The duty to improve the economic, social, environmental and cultural well-being of
Wales has been considered, in accordance with the sustainable development
principle, under section 3 of the Well-Being of Future Generations (Wales) Act 2015
(the WBFG Act). In reaching this recommendation, the ways of working set out at
section 5 of the WBFG Act have been taken into account and it is considered that this
recommendation is in accordance with the sustainable development principle through
its contribution towards one or more of the Welsh Ministers’ well-being objectives set
out in section 8 of the WBFG Act.

6.0 RECOMMENDATION: APPROVE
Conditions:

1 1. Any advertisements displayed, and any site used for the display of

advertisements, shall be maintained in a clean and tidy condition to the
reasonable satisfaction of the Local Planning Authority.

2. Any structure or hoarding erected or used principally for the purpose
of displaying advertisements shall be maintained in a safe condition.
3. Where any advertisement is required under the above Regulations
to be removed, the removal shall be carried out to the reasonable
satisfaction of the Local Planning Authority.
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4. No advertisement is to be displayed without the permission of the
owner of the site or any other person with an interest in the site entitled
to grant permission.

5. No advertisement shall be sited or displayed so as to obscure, or
hinder the ready interpretation of, any road traffic sign, railway signal or
aid to navigation by water or air, or so as otherwise to render hazardous
the use of any highway, railway, waterway (including any coastal
waters) or aerodrome (Civil or Military).

The development shall be carried out in accordance with the list of
approved plans set out in the table below.

Informatives

None.
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Agenda Item 4d

DC/2016/01452

A DIGITAL NOTICEBOARD PROVIDING PUBLIC INFORMATION AND POTENTIALLY
COMMERCIAL ADVERTISING

PUBLIC OPEN SPACE, ST JOHNS SQUARE, ABERGAVENNY
RECOMMENDATION: APPROVE

Case Officer: Andrew Jones
Date Registered: 18/01/2017

1.0 APPLICATION DETAILS

1.1 This application relates to St Johns Square which is located centrally in Abergavenny.
The site is also located within the Abergavenny Conservation Area.

1.2 The application seeks express consent to display an advertisement for the installation
of a digital noticeboard that would display public information while in time it may also
display commercial advertising. The board would be elevated 1m above the ground
and enclosed in a black gloss powder coated steel case. With regard to the dimensions
the boarding would measure 948mm x 1368mm, it would also feature a 300mm guard
overhanging at the top.

2.0 RELEVANT PLANNING HISTORY
None.

3.0 LOCAL DEVELOPMENT PLAN POLICIES

Strategic Policies

S13 — Landscape, Green Infrastructure and the Natural Environment
S16 — Transport
S17 — Place Making and Design

Development Management Policies

DES1 — General Design Considerations

DES3 — Advertisements

EP1 — Amenity and Environmental Protection

MV1 — Proposed Developments and Highway Considerations

4.0 REPRESENTATIONS

4.1 Consultations Replies

4.1.1 Abergavenny Town Council — recommends approval.

4.1.2 MCC Heritage Officer — The screens were part of much discussion and debate as to
their position, size, materials and the purpose of the display. The screens are now
designed to fit into the current display boards and not to be an additional feature that
could cause physical clutter in the street. There were concerns over visual clutter,
emphasised by moving pictures or images on the screens, however the proposed
screens are set in locations that would be the least harmful.
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4.1.3

4.2

5.0

5.1

5.1.1

5.2

521

5.2.2

53

5.3.1

6.0

The screens do not fail to preserve the character or appearance of the Conservation
Area.

MCC Highways Officer — has no objections, noting that the proposals are in area
that has been recently redeveloped to create an area of public open space.
The siting of the digital noticeboard is not deemed to cause a hazard,
obstruction or distraction to highway users.

Neighbour Representations

At the time of writing no responses have been received.

EVALUATION

Amenity

Whilst the site is located within the Abergavenny Conservation Area (CA) the digital
sign would be enclosed in a lightweight black frame which is not considered to be
visually intrusive. As noted previously the sign would be sited within existing street
furniture, but its installation would not result in unacceptable visual clutter. Although
there would be a degree of illumination via the digital display it is not considered that
this would fail to preserve or enhance the character and appearance of the CA.

Highway Safety

The sign would be sited next to existing street furniture including potted planting and a
recycling bin, as such it would not interrupt the natural path line for pedestrians. Its
gloss black finish is also distinguished from the recently resurfaced square which would
therefore ensure that it does not pose a hazard to persons with visual impairment.

The advertising would be illuminated via the digital display however it is not considered
that this would cause unacceptable distraction to motorists travelling along Castle
Street to the south.

Well-Being of Future Generations (Wales) Act 2015

The duty to improve the economic, social, environmental and cultural well-being of
Wales has been considered, in accordance with the sustainable development
principle, under section 3 of the Well-Being of Future Generations (Wales) Act 2015
(the WBFG Act). In reaching this recommendation, the ways of working set out at
section 5 of the WBFG Act have been taken into account and it is considered that this
recommendation is in accordance with the sustainable development principle through
its contribution towards one or more of the Welsh Ministers’ well-being objectives set
out in section 8 of the WBFG Act.

RECOMMENDATION: APPROVE

Conditions:

1. Any advertisements displayed, and any site used for the display of
advertisements, shall be maintained in a clean and tidy condition to the
reasonable satisfaction of the Local Planning Authority.

2. Any structure or hoarding erected or used principally for the purpose
of displaying advertisements shall be maintained in a safe condition.
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3. Where any advertisement is required under the above Regulations
to be removed, the removal shall be carried out to the reasonable
satisfaction of the Local Planning Authority.

4. No advertisement is to be displayed without the permission of the
owner of the site or any other person with an interest in the site entitled
to grant permission.

5. No advertisement shall be sited or displayed so as to obscure, or
hinder the ready interpretation of, any road traffic sign, railway signal or
aid to navigation by water or air, or so as otherwise to render hazardous
the use of any highway, railway, waterway (including any coastal
waters) or aerodrome (Civil or Military).

The development shall be carried out in accordance with the list of
approved plans set out in the table below.

Informatives;

None.
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Agenda Iltem 4e

DC/2017/00090

PROPOSED INTERNAL REORGANISATION AND EXTENSION TO EXISTING
DWELLING

LINDSEY, THE NARTH, MONMOUTH, NP25 4QN.

RECOMMENDATION: APPROVE

Case Officer: Joanne Clare
Date Registered: 26.01.2017

1.0 APPLICATION DETAILS

1.1 This application relates to a previously extended bungalow in the village of The Narth
just outside Monmouth. It is proposed to erect an extension to the rear of the bungalow
which would measure approximately 7m x 5.7m and 4.1m to the ridge. The
reorganisation would mostly take place to the bedroom and kitchen area where the
layout will be altered to make it more practical. The extension and alterations to the
dwelling would be consist of textured, cream-coloured render with oak boarding,
concrete tiles to the roof and dark grey aluminium windows and doors.

1.2 The application is reported to Committee because the applicant is an employee of the
Council’'s Development Management Team.

2.0 RELEVANT PLANNING HISTORY

DC/2002/00018 — Single storey garage extension to existing bungalow and alterations
to existing porch roof — Approved 27/02/2002

DC/1997/00318 — Replace existing flat roof over garage with new pitched roof, convert
garage to bedroom — Approved 17/06/1997

3.0 LOCAL DEVELOPMENT PLAN POLICIES
Strategic Policies

S13 Landscape, Green Infrastructure and the Natural Environment
S17 Place Making and Design

Development Management Policies

EP1 Amenity and Environmental Protection
DES1 General Design Considerations
LC4 Wye Valley AONB

4.0 REPRESENTATIONS

4.1 Consultations Replies

Trellech Community Council — Recommends approval

SEWBREC Search Results - No significant ecological record identified
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4.2

5.0

5.1

Neighbour Notification

No objections received.
EVALUATION

Principle of the proposed development

5.1.1 Lindsey is situated in The Narth which is within the Wye Valley Area of Outstanding

5.2

Natural Beauty. It is proposed to erect a single storey extension to the rear of the existing
dwelling and reorganise the layout of the current bungalow to make a more cohesive
and practical layout, all of which is considered to be acceptable.

Visual Amenity

5.2.1 The proposed extension is considered to be a modest domestic addition that is not

5.3

harmful to the character or appearance of the dwelling. The proposal would be of an
appropriate scale and form, and would be constructed with sympathetic materials that
integrate well with the property ensuring that the extension does not appear as an alien
addition. The proposed extension would be contained entirely to the rear of the property
and would have an acceptable visual impact that would not be harmful to the wider area.
The extension and internal alterations are of an acceptable standard of design that
respect the form of the existing dwelling in accordance with policies DES1 and LC4 of
Monmouthshire’s Local Development Plan (MLDP).

Residential Amenity

5.3.1 The proposed development would not harm any other party’s residential amenity. The

54

development would not result in any windows overlooking any other dwellings and no
party’s privacy will be affected. The proposed extension would not obstruct any other
party’s access to natural light. The relatively minor form of domestic development would
not harm any other party’s residential amenity and would be in accordance with Policy
EP1 of MLDP. There have been no objections to this proposal.

Response to the Representations of the Community/ Town Council (if applicable)
Well-Being of Future Generations (Wales) Act 2015

5.4.1 The duty to improve the economic, social, environmental and cultural well-being of

6.0

Wales has been considered, in accordance with the sustainable development
principle, under section 3 of the Well-Being of Future Generations (Wales) Act 2015
(the WBFG Act). In reaching this recommendation, the ways of working set out at
section 5 of the WBFG Act have been taken into account and it is considered that this
recommendation is in accordance with the sustainable development principle through
its contribution towards one or more of the Welsh Ministers’ well-being objectives set
out in section 8 of the WBFG Act.

RECOMMENDATION: APPROVE

Conditions:

1. The development shall be carried out within 5 years of the date of this approval.
2. The development shall be carried out in accordance with the approved plans listed
in the table below.
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Agenda Iltem 5

SUBJECT: Local Development Plan Draft Sustainable Tourism
Accommodation Supplementary Planning Guidance

MEETING: Planning Committee
DATE: 7 March 2017
DIVISIONS/WARDS AFFECTED: All

11

2.1

3.1

3.2

1 PURPOSE

The purpose of this report is to seek Planning Committee’s endorsement of
Draft Supplementary Planning Guidance (SPG) on Sustainable Tourism
Accommodation, with a view to issuing for consultation.

RECOMMENDATIONS

To endorse the Draft Sustainable Tourism Accommodation SPG, with a view
to issuing for consultation, and to recommend to the Cabinet Member for
Innovation, Enterprise and Leisure accordingly.

KEY ISSUES

Background

The Monmouthshire Local Development Plan (2011-2021) was adopted in
February 2014 to become the adopted development plan for the County
(excluding that part within the Brecon Beacons National Park). This statutory
development plan contains a number of policies relevant to tourism which are
set out in Appendix A of the Draft SPG (attached as Appendix 1). Legislation
requires that planning applications are determined in accordance with the
LDP, unless material planning considerations indicate otherwise.
Consequently, the effectiveness and appropriateness of the LDP policies is
essential in securing desired tourism outcomes. However, it is worth noting
that the LDP does not have to cover all eventualities. Indeed, Welsh
Government guidance on producing LDPs requires that LDPs do not duplicate
national planning policy. Topics or types of tourism not covered by specific
LDP policies can be considered under national planning policy and/or material
planning considerations.

The Economy and Development Select Committee, at its meeting on 13
October 2016, received a report which provided an update on the
effectiveness of the LDP policy framework in enabling/delivering tourism
related development since the Plan’s adoption and reviewed the extent to
which the LDP is supporting sustainable forms of tourism accommodation.
Particular consideration was given to the policy support for proposals for
‘glamping’ accommodation - an identified key growth area that the Council
wishes to support in principle. The report subsequently recommended that
draft SPG be prepared to provide clarity on how proposals for sustainable
tourism accommodation will be considered and that the SPG be reported back
to Economy and Development Select Committee prior to the SPG being

Page 57



3.3

3.4

3.5

circulated for public consultation. The SPG was reported to Economy and
Development Select Committee on 9™ February 2017 for comment and
endorsement to publicise for public consultation.

Selective use of SPG is a means of setting out more detailed thematic or site
specific guidance on the way in which the policies of an LDP will be applied in
particular circumstances or areas.

PPW (Edition 9, 2016) at paragraph 2.3.3 states that:

‘SPG does not form part of the development plan but it must be consistent
with the plan and with national policy. It must derive from and be clearly cross
referenced to a generic LDP policy, specific policies for places, and/or — in the
case of a masterplan or site brief — a plan allocation. SPG cannot be linked to
national policy alone; there must be an LDP policy or policy criterion that
provides the development plan ‘hook’, whilst the reasoned justification
provides clarification of the related national policy.’

Paragraph 2.3.4 of PPW further emphasises that SPG can be a material
consideration in the determination of planning applications, provided that it is
consistent with the development plan and appropriate consultation has been
undertaken:

‘Only the policies in the development plan have special status under section
38(6) of the 2004 Act in deciding planning applications, but SPG may be
taken into account as a material consideration. In making decisions on
matters that come before it, the Welsh Government and the Planning
Inspectorate will give substantial weight to approved SPG which derives from
and is consistent with the development plan, and has been the subject of
consultation.’

Draft Sustainable Tourism Accommodation SPG

The Draft Sustainable Tourism Accommodation SPG is attached to this report
as an Appendix 1. The 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
forms of 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 settlement boundaries (as identified on
the LDP proposals maps).The SPG provides an overview of the national and
local planning policy context in relation to sustainable tourism, clarifies what is
meant by sustainable tourism accommodation in relation to Strategic Policy
S11 and outlines the various types of sustainable tourism accommodation to
which this SPG relates. The main part of the SPG (Section 4) provides
guidance on the interpretation and implementation of the LDP policy
framework in relation to proposals for sustainable forms of visitor
accommodation. Information is also provided with regard to submitting a
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3.6

3.7

4.1

5.1

6.1

planning application for sustainable visitor accommodation, including details
of the Council’s pre-planning application advice service.

Further detail/information is provided in the appendices to the SPG. Appendix
B sets out the key policy considerations for assessing particular types of
glamping accommodation, namely vyurts, tepees, bell tents, wooden
pods/tents, shepherd’s huts and tree houses. These types of glamping
facilities are specifically included as they have becoming increasingly popular
in recent years and are likely to continue to be so. A list of example planning
conditions that may apply to planning permissions for glamping proposals is
provided in Appendix C.

Next Steps

As referred to in paragraph 3.4 above, for SPG to be given weight in the
consideration of planning applications, appropriate consultation needs to be
undertaken and any comments received should be taken into account in the
Council's decision making process. Following a resolution to consult, targeted
notifications will be sent to those considered to have an interest in the SPG
topic, although all town and community councils will be consulted and a notice
will be placed in the press. The consultation will also be publicised via our
Twitter account @MCCPIlanning. All consultation replies will be analysed and
responses/amendments reported for Members’ consideration when seeking a
resolution for the adoption of any SPG document.

REASONS

Under the Planning Act (2004) and associated Regulations, all local planning
authorities were 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 Draft
Sustainable Tourism Accommodation SPG provides further explanation and
guidance on the way in which the tourism related policies will be applied to
proposals for sustainable forms of visitor accommodation.

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

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
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6.2

6.3

the European Strategic Environment 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 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.

In addition a Future Generations Evaluation is attached. This includes
Equalities and Sustainability Impact Assessments (attached as Appendix 2).

CONSULTEES:

e Economy and Development Select Committee
e Planning Committee

BACKGROUND PAPERS:

e Monmouthshire Adopted LDP (February 2014)
e Monmouthshire Local Development Plan Annual Monitoring Reports,
2014-15, 2015-16.

AUTHOR & CONTACT DETAILS

Mark Hand

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

Rachel Lewis

Principal Planning Policy Officer
01633 644827
rachellewis@monmouthshire.gov.uk
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1.2

1.3

1.4

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

Page 64



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
i.e. visually unobtrusive

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

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.

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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Wooden Pods/ Tents

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, design 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

4.19

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:

¢ 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

e EP3 Lighting

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.

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.

11
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4.20

421

4.22

4.23

4.24

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, 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 accommodation)

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).

Guidance on Specific Types of Glamping Accommodation

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

12
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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.
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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
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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
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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

landscape impact (policies LC1
and LC5), highway safety
(policy MV1) and flood risk
(Policy SD3).

material which could be
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

referred to in Policy T2.

schemes.

(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
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
mv) constitute sustainable tourism | bell tents are considered | bell tents as these yurts, tepees and with other relevant the proposal will therefore be a
jab) accommodation and of an to constitute a tented types of bell tents where LDP policies, including | key consideration in its

L% appropriate scale, subject to camping site i.e. units accommodation do not | proposals are linked | landscape (LC1/LC5), assessment against the policy
fo o) other relevant policy are not permanent, the constitute new build to agricultural highways (MV1), framework. An increase in the
N considerations including upper parts made from development as diversification natural environment 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
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).

Wooden Pods/
T@ts
QD

cg ab

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
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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).

epherd’s Huts

y83hbed

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 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
permanency of the units and
T occupancy restrictions. Guidance
Q on these matters is set in Section
«Q 4 of this SPG (paragraphs 4.18-
@ 4.22).
Q
T\f"e'e 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

9g abed

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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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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NS . Appendix 2
Ly~ monmouthshire

Qo sir fynwy

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
9]

§Planning (Planning Policy)
(@)

of. 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.

27/01/2017

ﬁRV\ [

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.

and 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
ngommunities 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 will
be subject to internal (including Development Management
officers) and external consultation. Public consultation will be
targeted to those who are considered to have a specific
interest in the topic but also including all town and community
councils and notices in the press. The consultation will also
been publicised via our Twitter account @MCCPlanning.

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?

those with an

interest and

seeking their
Involvement JRYENS

be subject to internal (including Development Management
officers) and external consultation. Public consultation will be
targeted to those who are considered to have a specific
interest in the topic but also including all town and community
councils and notices in the press. The consultation will also
been publicised via our Twitter account @MCCPlanning.

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 will | 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 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.

o
O3]
«@
@
©
~
Putting
resources
into
preventing
S problems

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 future adoption and implementation of this Draft 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
% 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%20safequarding.docx and for more
on Monmouthshire’s Corporate Parenting Strategy see http://hub/corporatedocs/SitePages/Corporate%20Parenting%20Strategy.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

©

QCorporate 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.

Uruture: LDP AMRs will provide both an annual evaluation of plan performance, including tourism policy, and year by year comparison from which emerging

églong term trends may be identified and reported on. This will inform the evidence base for LDP review/revision.
®
|_\
8 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
Public consultation on the draft For approximately 6 weeks Head of Planning, Housing &
SPG, with appropriate following approval of the draft Place-shaping
amendments in response prior to SPG.

proceeding to adoption




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.

TOT abed
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Agenda Iltem 6a

> The Planning Inspectorate
” Yr Arolygiaeth Gynllunio

Penderfyniad ar yr Apél Appeal Decision

Ymweliad a safle a wnaed ar 06/02/17 Site visit made on 06/02/17

gan Joanne Burston BSc MA MRTPI by Joanne Burston BSc MA MRTPI

Arolygydd a benodir gan Weinidogion Cymru an Inspector appointed by the Welsh Ministers
Dyddiad: 17.02.2017 Date: 17.02.2017

Appeal Ref: APP/E6840/D/17/3167426
Site address: 1 Chapel Road, Abergavenny NP7 7DN

The Welsh Ministers have transferred the authority to decide this appeal to me as the
appointed Inspector.

e The appeal is made under section 78 of the Town and Country Planning Act 1990 against a
refusal to grant planning permission.

e The appeal is made by Miss Kelly Evans against the decision of Monmouthshire County Council.

e The application Ref DC/2016/01194, dated 16 October 2016, was refused by notice dated
15 December 2016.

e The development proposed is the conversion of loft space above existing garage to create a
home gym and office, including the installation of two dormer roof windows.

Decision
1. The appeal is dismissed.
Procedural Matters

2. I have considered the duty to improve the economic, social, environmental and
cultural well-being of Wales, in accordance with the sustainable development principle,
under section 3 of the Well-Being of Future Generations (Wales) Act 2015 (“the WBFG
Act”). In reaching this decision, I have taken into account the ways of working set out
at section 5 of the WBFG Act and I consider that this decision is consistent with the
sustainable development principle as required by section 8 of the WBFG Act.

Main Issue

3. The main issue in this case is the effect of the proposed development on the character
and appearance of the Abergavenny Conservation Area having particular regard to the
statutory test to pay special attention to the desirability of preserving or enhancing its
character or appearance.

Reasons

4. The site lies within the Abergavenny Conservation Area. There is a duty imposed by
Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990
requiring decision makers to have special regard to the desirability of preserving or
enhancing the character or appearance of a Conservation Area.

5. The Abergavenny Conservation Area covers a large area, comprising the historic core
town centre, Victorian/Edwardian Monmouth Road entrance, the 19th century high
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10.

11.

12.

density development to the immediate north of the town centre, Castle Meadows, and
the 19th and early 20th century development to the northern suburbs. The appeal
site is situated in the ‘Brecon Road’ character area, which is one of the principal routes
from and to the town. The line of the street is well defined by boundary treatments,
walls and railings or built form. This provides good enclosure for most of the street.
Furthermore, this part of the Conservation Area is noted for its diverse use and
survival of traditional materials.

The garage, which is the subject of this appeal, is located on a prominent corner plot
on the junction of Brecon Road and Chapel Road. However, a boundary fence and a
tall mature conifer hedge screen the majority of it from public view. Nevertheless, the
roof of the garage is visible from the public highway and many surrounding properties.

The proposed development includes two dormer windows, located on the roof plane
facing Brecon Road. From the drawings before me the dormers would have a flat roof,
box like construction, clad in mahogany effect UPVC shiplap cladding. They would
occupy a significant proportion of the roof slope on which they are proposed to be
located leaving little of the original roof visible above or below it. Moreover there box-
like form would be neither sympathetic nor subsidiary to the modest scale and
appearance of the existing garage.

From public viewpoints the garage would adopt an ungainly appearance brought about
as a result of the scale, bulk and design of the proposed dormer windows. The garage
would become a bold feature in the street scene, rather than its current status as a
subservient building in a garden.

Overall the proposal would not be conducive to preserving or enhancing the character
and appearance or the important local aesthetic of the Brecon Road character area as
described above. In consequence it would fail to preserve the character or
appearance of the Abergavenny Conservation Area.

I appreciate that there are other dormer extensions within the local area but I am not
aware of their full background. In any event, their existence does not provide
justification for further harm to the Conservation Area.

Although I sympathize with the appellant’s situation and her need for additional
accommodation, personal circumstances are rarely such that they outweigh more
general planning considerations and it is likely that the development would remain
long after the current personal circumstances cease to be material.

To conclude on this main issue, the proposal would be contrary to Policies HE1 and
DES1of the Monmouthshire Local Development Plan. These seek, amongst other
matters, to ensure that development is of high quality design which respects local
character and preserves or enhances the character or appearance of the Conservation
Area.

Overall Conclusion

13.

I have considered all other matters raised but none outweigh the conclusions I have
reached and the appeal is dismissed.

Joanne Burston

INSPECTOR
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Agenda Item 6b
> The Planning Inspectorate
” Yr Arolygiaeth Gynllunio

Penderfyniad ar yr Apél Appeal Decision

Ymweliad a safle a wnaed ar 23/12/16 Site visit made on 23/12/16

gan Joanne Burston BSc MA MRTPI by Joanne Burston BSc MA MRTPI

Arolygydd a benodir gan Weinidogion Cymru an Inspector appointed by the Welsh Ministers
Dyddiad: 01.02.2017 Date: 01.02.2017

Appeal Ref: APP/E6840/D/16/3164934
Site address: Highway Barn, Common Road, Mitchel Troy NP25 4]B

The Welsh Ministers have transferred the authority to decide this appeal to me as the
appointed Inspector.

The appeal is made under section 78 of the Town and Country Planning Act 1990 against a
refusal to grant planning permission.

The appeal is made by Mr Stuart Maidment against the decision of Monmouthshire County
Council.

The application Ref DC/2016/00917, dated 02 August 2016, was refused by notice dated 22
September 2016.

The development proposed is a single storey lean-to extension on the western (rear) elevation.

Decision

1.

The appeal is allowed and planning permission is granted for a single storey lean-to
extension on the western (rear) elevation at Highway Barn, Common Road, Mitchel
Troy NP25 4]B in accordance with the terms of the application, Ref DC/2016/00917,
dated 02 August 2016, and the plans submitted with it, subject to the following
conditions:

1) The development shall begin not later than five years from the date of this
decision.

2) The development shall be carried out in accordance with the following approved
plans and documents: 01 (Location and site plan); 02 (Existing elevations and
plans); 03 (Proposed elevations and plans); 04 (Existing isometric drawing); 05
(Existing isometric drawing); 06(Existing isometric drawing); 07(Existing
isometric drawing); 08 (Proposed isometric drawing); 09 (Proposed isometric
drawing); 10 (Proposed isometric drawing); and 11 (Proposed isometric
drawing).

3) The Oak trees shall be protected in accordance with the recommendations laid
down in Section 6 of the BS 5837 Survey and Arboricultural Method Statement
prepared by Broadway Tree Consultancy dated July 2016.

Procedural Matter

2.

I have considered the duty to improve the economic, social, environmental and

cultural well-being of Wales, in accordance with the sustainable development principle,
under section 3 of the Well-Being of Future Generations (Wales) Act 2015 (“the WBFG
Act”). In reaching this decision, I have taken into account the ways of working set out
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at section 5 of the WBFG Act and I consider that this decision is consistent with the
sustainable development principle as required by section 8 of the WBFG Act.

Main Issue

3.

The main issue in this case is the effect of the proposed development on the character
and appearance of the host property and the surrounding Wye Valley Area of
Outstanding Natural Beauty (AONB).

Reasons

4,

The development proposed is a single storey rear extension to a converted barn
situated on a small raised plateau above the rural settlement of Mitchel Troy Common,
in the Wye Valley AONB. The barn is a small well-formed building retaining much of
its previous agricultural form through a sympathetic conversion.

The dwelling, which fronts a quiet single track access lane, is surrounded by
undulating fields and small pockets of woodland. There are also a number of
designated public rights of way within close proximity of the appeal site. Despite the
barn conversion being situated on reasonably high ground, it is not a prominent
feature in the landscape and there are only glimpsed views of the rear elevation from
the public domain.

In order to protect the special qualities of the countryside Monmouthshire Local
Development Plan 2014 (LDP) Policy H4 broadly requires that only modest extensions
should be allowed to rural properties and that development should respect the rural
character and design of the host building, especially if located in the AONB. To
support his case the appellant has brought to my attention Supplementary Planning
Guidance titled ‘Replacement Dwellings in the Open Countryside and Extensions of
Rural Dwellings in the Countryside’ (SPG). However, as established in paragraph 2.7
of the SPG, the guidance is not relevant to extensions to dwellings that have been
converted from other buildings, such as barns. In such cases the criteria set out in
LDP Policy H4 would continue to apply.

The proportions, height, size and scale of the proposal respects that of the host
property. Consequently it would appear as a subordinate addition to the barn. The
design of the extension and the size and details of fenestration would reflect that of
the barn and the plans indicate that it would utilise materials to match those on the
existing buildings. Overall, the proposed extension respects the simple design of the
converted barn and would blend satisfactorily into the rural AONB landscape.

I acknowledge that the barn conversion already benefits from a planning permission®
for an extension, which has now been implemented. Nevertheless, even when this
extension is considered alongside that proposed they would not be excessive. In my
opinion they would be appropriately scaled modest additions that would continue the
strength of the stonework and detailing found in the original barn, would not detract
from the barns linear form and would not add an unacceptable amount of mass.
Therefore, the cumulative effect of the extensions would not significantly affect the
charm, character and setting of the existing building.

! Planning permission ref DC/2007/00563
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9.

10.

I also note that a previous appeal® for an extension at the appeal site was dismissed.
However, that extension was a curved single storey design, with basement, situated
on the principle elevation of the barn. In that case the Inspector stated that it would
overwhelm the host dwelling and would result in the loss of the traditional character
and appearance of the former agricultural building. Accordingly the circumstances of
the previous appeal are not directly comparable with those that apply in this appeal. 1
have in any case reached my own conclusions on the appeal proposal on the basis of
the evidence before me.

I therefore conclude that the proposal would not harm the character and appearance
of the area, and it would preserve the special landscape character, heritage and
distinctiveness of the AONB. As such it would not conflict with the LDP Policies S13,
S17, H4, LC4, DES1 and EP1 which seek to ensure that development conserves and
enhances the landscape of the Wye Valley Area of Outstanding Natural Beauty
(AONB), is of a high standard of design and respects the rural character and
distinctiveness of the area.

Conditions

11.

12.

In addition to the standard conditions which impose a time limit on the
commencement of development and direct that development takes place in
accordance with the approved plans, the Council has suggested a further condition in
the event the appeal succeeds.

In the interests of preserving the character of the surrounding area, I have imposed a
condition to protect the oak trees in accordance with the recommendations laid down
in Section 6 of the BS 5837 Survey and Arboricultural Method Statement prepared by
Broadway Tree Consultancy dated July 2016.

Conclusion

13.

For the reasons given and having regard to all matters raised, I conclude that the
appeal should be allowed subject to the conditions as set out above.

Joanne Burston

INSPECTOR

2 Appeal decision ref APP/E6840/A/15/3133005
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Agenda Item 6¢

> The Planning Inspectorate
” Yr Arolygiaeth Gynllunio

Penderfyniad ar yr Apél Appeal Decision

Ymweliad a safle a wnaed ar 12/01/17 Site visit made on 12/01/17

gan Clive Nield BSc(Hon), CEng, by Clive Nield BSc(Hon), CEng, MICE,
MICE, MCIWEM, C.WEM MCIWEM, C.WEM

Arolygydd a benodir gan Weinidogion Cymru an Inspector appointed by the Welsh Ministers
Dyddiad: 17.02.2017 Date: 17.02.2017

Appeal Ref: APP/E6840/C/16/3163182

Site address: Land at The Old Stable, Union Road East, rear of 150 St Helens
Road, Abergavenny, NP7 5UU

The Welsh Ministers have transferred the authority to decide this appeal to me as the
appointed Inspector.

e The appeal is made under section 174 of the Town and Country Planning Act 1990 as amended
by the Planning and Compensation Act 1991.

e The appeal is made by Mr John Carlsen against an enforcement notice issued by Monmouthshire
County Council.

e The enforcement notice, reference E16/027, was issued on 30 September 2016.

e The breach of planning control as alleged in the notice is, without planning permission, the
conversion of a building to a dwelling.

e The requirements of the notice are to convert the building in accordance with approved plan
13/109 02 and in compliance with condition 5 of planning consent DC/2014/00041 and
subsequent Non Material Amendment reference DC/2016/00764. The doors and windows
should be changed to painted timber.

e The period for compliance with the requirements is 3 calendar months.

e The appeal is proceeding on the grounds set out in section 174(2)(a), (c) and (g) of the Town
and Country Planning Act 1990 as amended. The application for planning permission deemed to
have been made under section 177(5) of the Act as amended also falls to be considered.

Decision

1. The appeal is allowed on ground (g), and the enforcement notice is varied: by the
insertion of “or stained” in the second part of the requirement in Schedule 4 of the
notice so that it reads “The windows and doors should be changed to painted or
stained timber”; and by the deletion of 3 calendar months and the substitution of 6
calendar months as the time for compliance specified in Schedule 4 of the notice.
Subject to these variations the enforcement notice is upheld and planning permission
is refused on the application deemed to have been made under section 177(5) of the
1990 Act as amended.

Background Matters

2. The appeal relates to a former 2 storey stables building (originally built as a small
brewery) for which planning permission was granted in August 2014 for change of use
to residential accommodation. Condition 5 of that permission specified:
"Notwithstanding the approved plans, the brick finish on the south elevation shall be
retained as existing and retained as such in perpetuity.” The permission for a minor
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amendment to the scheme was granted on 20 September 2016 and referred to the
retention of replacement brickwork, additional cladding and works to an original
painted advertisement, and to revision of plan 13/109 02 with the “addition of
cladding on the north (rear) elevation”.

The enforcement action has been taken to address the addition of timber cladding on
part of the southern elevation and the use of upvc doors and windows rather than the
“"painted or stained timber frames” specified on the approved plans.

Appeal under Ground (c)

4.

This ground of appeal is that there has not been a breach of planning control, and Mr
Carlsen submits that, although timber framed doors and windows were specified on
the approved plans, no condition was applied to specify the design or type of window
or door. He further refers to the Hart Aggregates judgement (R (oao Hart Aggregates
Ltd) v Hartlepool BC [2005] EWHC 840 (Admin)), which he says states that there is no
scope for implied conditions in planning permissions. Whilst that is a well-established
principle, it does not emanate from the Hart Aggregates judgement, which was
concerned with defining the commencement of a planning permission and the
application of conditions precedent. It provides no help in this case.

The issue in this case is whether the materials to be used for windows and doors have
to be specified by means of appropriate conditions or whether they are adequately
defined by means of the approved plans. The August 2014 planning permission and
the September 2016 non-material amendment approval both stated that “the Local
Planning Authority hereby permits the following development in accordance with the
plans and application submitted to the Council, subject to any conditions”, and the
approved plans were specified in both permissions. Although the approved plans were
not specified in a condition, as nowadays advised as good practice in Welsh
Government Circular 016/2014, The Use of Planning Conditions for Development
Management, the plans were clearly identified and there was no doubt what
development was being approved.

The 2014 planning permission predated WG Circular 016/2014, and the previous
Circular, Welsh Office Circular 35/95, The Use of Conditions in Planning Permissions,
included no such advice on the use of a condition to identify the approved plans. Thus
the 2014 permission followed good practice as it was at that time. In any case, even
the 2014 Circular does not make the use of such a condition mandatory. It merely
advises that a condition of this sort should be applied to make sure there is no doubt
over what development should be built and to simplify the process of making minor
amendments to planning permissions.

In this case, there was no doubt what development was granted permission, and the
approved plan 13/109 02 clearly specified "Windows and Doors: Painted or stained
timber frames double glazed”. The development has not been built in accordance with
this specification and so amounts to a breach of planning control. Contrary to the
Appellant’s assertions, it is not necessary to specify such design matters by means of
condition, though it is often considered worth doing so for the avoidance of any doubt.

Turning to the second matter, Mr Carlsen acknowledges that cladding has been carried
out to the southern elevation (in error) but says that this has now been partly
removed, apart from a small area in the apex. He says he has submitted an
application to the Council to vary condition 5 to allow retention of a small area similar
to that permitted on the northern elevation. At the time of my site visit the timber-
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clad area extended from eaves level to the apex of the roof, a considerably larger area
than on the northern elevation. However, regardless of that, there is no dispute that
cladding was applied to the southern elevation of the building in contravention of
Condition 5 of the 2014 permission. Thus there was a breach of planning control in
respect of that cladding.

I conclude that both the upvc windows and doors and the timber cladding on the
southern elevation were not in accordance with the planning permission (and
amendment) previously granted and so amount to breaches of planning control. The
appeal under ground (c) fails on both matters.

Appeal under Ground (a) and Deemed Application for Planning Permission

10.

11.

12.

13.

14.

I turn now to consider the ground (a) appeal and the deemed application for planning
permission for the retention of the matters alleged in the notice, and the main issue in
these considerations is the effect on the character and appearance of the Abergavenny
Conservation Area, in which the property lies. For the avoidance of doubt, the
Appellant’s recent application to the Council for a minor amendment to the planning
permission to allow some of the cladding on the southern elevation to be retained is
not a matter that is before me in this appeal.

The Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the
exercise of planning functions in Conservation Areas special attention shall be paid to
the desirability of preserving or enhancing the character or appearance of that area,
and that legislation is supported by further advice in Welsh Office Circular 61/96,
Planning and the Historic Environment: Historic Buildings and Conservation Areas. The
Monmouthshire County Council Adopted Local Development Plan includes Policy HE1
which says that development in a Conservation Area should have regard to the
Conservation Area Appraisal and should preserve or enhance the character or
appearance of the area, and more general policies DES1 and EP1 provide support for
high quality design which incorporates existing historical features and avoids
unacceptable harm to built heritage interests.

In this case the appeal building is of some historical interest, and a photograph of it is
included in the Conservation Area Appraisal and Management Proposals published by
the Council in March 2016. The corresponding text describes the importance of the
survival of original materials and features, including brickwork patterns and windows
and doors, in this considerably altered part of the Conservation Area and says that,
although the loss of original windows, doors and roof coverings has had a significant
adverse effect on the character and appearance of the Conservation Area, the changes
are reversible.

In that context, the sensitive conversion of the appeal building is of considerable
importance to this part of the Conservation Area, and the design changes carried out
have undoubtedly been detrimental. Mr Carlsen argues that the upvc windows have a
wood-effect appearance that looks realistic from a distance and that many of the
surrounding terraced houses have white or wood-effect upvc windows. I certainly
observed the latter when I visited the site. However, the existence of upvc windows in
other houses in the area does not justify their use at the appeal property, particularly
on account of its unique character and history and the contribution it makes towards
the character and appearance of this part of the Conservation Area.

Although the appearance of upvc windows and doors has improved considerably in
recent years, they still appear out of place in this unique Conservation Area building
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15.

16.

and are unacceptably harmful to its traditional character. Similarly the timber cladding
of the southern elevation also detracts from that character by covering the traditional

brickwork. The Conservation Area Appraisal identified the importance of retaining the

traditional materials and features, and the use of upvc windows and doors and timber
cladding is contrary to that aim.

Overall, I conclude that the upvc windows and doors and the timber cladding of the
southern elevation are unacceptably harmful to the character of the appeal building,
detract from its heritage importance and are detrimental to the character and
appearance of this part of the Conservation Area. They fail to meet the statutory
requirement to have regard to the character or appearance of the Conservation Area
and are contrary to LDP policies HE1, DES1 and EP1.

For the reasons given above I conclude that the appeal on this ground should not
succeed. I shall uphold the enforcement notice and refuse to grant planning
permission on the deemed application.

Appeal under Ground (g)

17.

18.

Finally, I turn to the ground (g) appeal, which is that the time given to comply with
the notice is to short, and Mr Carlsen says that a longer period should be allowed as it
will take some time for replacement timber-framed windows to be made and fitted.
They are not of a standard size and will require bespoke joinery.

This is a reasonable argument, as specialised work of this nature can be subject to
delays and longer lead-in periods, and 3 months is insufficient. Consequently, I
consider 6 months would be a more reasonable period, and I am varying the notice
accordingly, prior to upholding it. The appeal under ground (g) succeeds to that
extent.

Overall Conclusion

19.

20.

21.

As explained above, the appeal is unsuccessful on grounds (c) and (a) but succeeds
on ground (g).

It is also appropriate at this point to address the requirements of the notice which
include "The windows and doors should be changed to painted timber.” This is not
consistent with the approved plans which specify that they be "painted or stained
timber frames”, and it would be unreasonable not to allow this. I shall use the powers
transferred to me under Section 176(1) of the Act to vary the notice appropriately.

In considering this appeal I have taken into account the duty to improve the
economic, social, environmental and cultural well-being of Wales, in accordance with
the sustainable development principle, under section 3 of the Well-Being of Future
Generations (Wales) Act 2015 (“the WBFG Act”). In reaching this decision, I have
taken into account the ways of working set out in section 5 of the WBFG Act and 1
consider that this decision is in accordance with the sustainable development principle
through its contribution towards one or more of the Welsh Ministers well-being
objectives set out as required by section 8 of the WBFG Act.

Clive Nield

Inspector
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Appeal Details

APPEALS

Local Reference:

DOE EReference 1:
Appeal Type:

Appeal Application Tvpe:

Reason For Appeal:
Appeal Received Date:
Appeal Description:
Site Address:

DC/2016/00657

E6840/A DOE EReference 2: M17/3168865
Written Representation

Apgainst a Condition

07-Feb-2017

Erection of a double slatted wooden fence some 16m in length and 1.4m in height at the bottom of
the garden and planting of new hedgerow of laurel outside the fence.

Babington Close

Trellech

Monmouth. NP25 45D

Appeal Details

Local Reference:

DOE Reference 1:
Appeal Type:

Appeal Application Tvpe:
Reason For Appeal:
Appeal Received Date:
Appeal Description:

Site Address:

DC/2015/01588

E6840/A DOE Reference 2: 173168423
Written Representation

Against a Refusal

02-Feb-2017

Conversion with alterations and extensions to former gallery to provide 2 no. dwellings.
The Old Smuthy

34 Maryport Street

Usk. NP15 1AE

P9 We) BpusbyY



yTT obed

Appeal Details

Local Reference:

DOE Reference 1:
Appeal Type:

Appeal Application Tvpe:

Reason For Appeal:
Appeal Received Date:
Appeal Description:
Site Address:

DC/2016/00843
E6840/A
Written Representation

Against a Refusal
15-Feb-2017

To erect a single storey dwelling.

Willow Mead
Ton Foad
Llangybi. NP15 1PA

DOE Reference 2:

/17/3169555
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