THE VALE OF GLAMORGAN COUNCIL

PLANNING COMMITTEE : 19 OCTOBER, 2022

Agenda ltem No.

REPORT OF THE HEAD OF REGENERATION AND PLANNING

1. BUILDING REGULATION APPLICATIONS AND OTHER BUILDING

CONTROL MATTERS DETERMINED BY THE HEAD OF

REGENERATION AND PLANNING UNDER DELEGATED POWERS

(@) Building Reqgulation Applications - Pass

For the information of Members, the following applications have been determined:

2022/0022/PO

2022/0023/PO

2022/0024/PO

2022/0025/PO

2022/0585/BR

2022/0589/BN

AC

AC

AC

AC

AC

9 - 22, Moira Terrace,
Cardiff. CF24 ONJ

27, Hurford Place, Cardiff.
CF23 6QZz

5, Ynys Bryn Close,
Llantrisant. CF72 8AX

Land adjacent to Willmayn
Bungalow, Gilboa Road,
Fields Park, Newbridge,
Newport

Barry Waste Transfer
Station, Atlantic Trading
Estate, Barry. CF63 3RF

13, Clive Place, Penarth.
CFo64 1AU

P.1

Refurbishment of the
Grade Il listed Moira
Terrace building, to include
putting back what was
originally intended to be
there, a terrace of
commercial premises with
domestic accommodation
above, connected by the
shared green infrastructure
to the rear

Bungalow single storey
rear extension and rear
dormer loft conversion

Internal remodelling,
ground floor only, remove
internal walls

New 2 storey dwelling with
sub-terranean garage

Phase 2 - Storage barn,
secondary building and
welfare unit

External alterations to rear
elevation and internal re-
configuration



2022/0593/BN A 21, Heol Gwerthyd, Barry.  Existing utility room and
CF63 1HJ WC to be moved into

integral garage (approx.
6ft). Doorway created from
kitchen into new utility /
WC area. Unsupporting
walls to be removed
(between existing dining
room / kitchen, kitchen /
utility / wc). Kitchen
window to be replaced with
French doors. Back door
to be replaced by window.
Window in existing WC to
be blocked up

2022/0602/BR AC 64, Murlande Way, Single storey rear
Rhoose, CF62 3HN extension
2022/0603/BN A 22, Coed Bach, Barry, Single storey side
W CF62 8AE extension
2022/0606/BN A 59, St. Johns View, St Detached double garage to
Athan. CF62 4NZ be converted to a single

garage with a summer
room/bar the other side.
The new room will have
bifold doors looking out into
the garden. Knock through
for door took place 1/9/22,
nothing else has been

done since
2022/0607/BR AC 84, South Road, Sully. Demolish the existing
CF64 5SL attached garage and build

a new one with a new
bedroom over

2022/0608/BR AC 17, Brean Close, Sully. Double storey side

CF64 5TS extension and single storey
extension

2022/0612/BN A Little Hall Cottage, St A domestic single storey
Hilary, Cowbridge, CF71 extension forming an
7DP orangery

2022/0613/BR AC 5, The Parade, Barry, Single storey side
CF62 6SD extension

2022/0614/BR AC Sherwood, Peterston Two storey extension and
Super Ely, CF5 6NE roof conversion

P.2



2022/0615/BR

2022/0617/BN

2022/0621/BN

2022/0622/BN

2022/0623/BN

2022/0624/BN

2022/0625/BN

2022/0626/BN

2022/0627/BN

2022/0628/BN

2022/0629/BN

AC

=>r

=>

17, Heol Y Sianel, Rhoose.

CF62 3ND

6, Cherwell Road, Penarth.

CF64 3PE

6, Bridgewater Road, Sully.

CF64 5RE
9, Cae Rex, Cowbridge.
CF71 73S

55, Colcot Road, Batrry.
CF62 8HL

26, Drylla, Dinas Powys,
CF64 4UL

40, Cilgant-y-Meillion,
Rhoose, CF62 3LH

11, Fforest Drive, Barry,
CF62 6LS

11, Llandilo Close, Dinas
Powys, CF64 4PR

40, Golwg Y Coed, Barry,
CF63 1AF

5, Myrtle Grove, Barry,
CF63 2LR

P.3

Four modifications to
existing property: Single
story extension to full width
of rear. Box bay window to
front. Juliette balcony to
south side on second floor.
Access door to side of

property

House refurbishment with
addition of loft conversion
with dormer, replace
existing roof with 1st floor
development, single storey
rear extension and internal
alterations

Rear single storey
extension

Change existing
conservatory to flat roofed
garden room

Single storey side
extension to add a small
shower room, kitchen and
bedroom

Proposed two storey
extension to side and part
of rear with single storey
extension to rear also.

Replace entire roof
structure

Renewal of thermal
element

Re-roof

Garage conversion

Renovation of thermal
element



2022/0630/BR

2022/0631/BN

2022/0632/BN

2022/0633/BN

2022/0634/BN

2022/0635/BN

2022/0636/BN

2022/0637/BN

2022/0640/BN

2022/0641/BN

2022/0643/BR

2022/0644/BN

2022/0645/BN

AC

=>

=>

=>r

AC

=>r

Shelter at Romilly Park,
Romilly Park Road, Barry

Jovale, 20, Maes-y-Coed,
Barry, CF62 6SZ

131, Westbourne Road,
Penarth, CF64 5BR

20, South Road, Sully.
CF64 5TG

51, Hinchsliff Avenue,
Barry. CF62 9US

131, Lavernock Road,
Penarth, CF64 3QG

7, Cambridge Street, Barry.

CF62 6PJ

29, Paget Road, Penarth.
CF64 1DS

14, Heol Broadland, Batrry.
CF62 5AE

8, Boverton Court, Llantwit
Major. CF61 1UJ

28, Lombard Street, Barry,
CF62 8DP

7, Sycamore Close,
Llandough, Penarth. CF64
2NP

The Garden, Crossways,
Cowbridge. CF71 7LJ

P.4

Conversion of existing
open fronted shelter to fully
enclosed refreshment
kiosk. New masonry front
and side walls with serving
window and access door to
front elevation

Two rooms into one

Single storey flat roof
extension (18m2) and
garage conversion

Re roof

Single storey extension to
replace existing to side
elevation and new
integrated porch to front

2 storey and single storey
extension with re roof.

Replacing sloped roof on
utility room, at the rear of
property, with a flat roof,
incorporating a sky light.

Two rooms into one

Flat roof single storey
extension to enlarge the
kitchen (less than 10m2)

Kitchen knock through to
open plan dining area with
a supporting RSJ fitted

Conversion of existing
dwelling into two self
contained flats

Double storey rear

extension

Installation of roof mounted
Solar PV



2022/0646/BN

2022/0648/BN

2022/0649/BN

2022/0650/BR

2022/0651/BR

2022/0652/BN

2022/0653/BN

2022/0654/BN

2022/0655/BN

2022/0656/BN

2022/0657/BN

2022/0658/BR

=>

AC

AC

=>

AC

3, Longmeadow Drive,
Dinas Powys. CF64 4TA

39, Baron Road, Penarth.
CF64 3UE

Norwood, Victoria Park
Road, Barry. CF63 2JS

6, Breaksea Close, Sully,
Penarth. CF64 5ST

Unit 4, Stone House
Business Park, Llandow.
CF71 7PF

68, Lavernock Road,
Penarth. CF64 3PA

11, Ceiriog Close, Penarth.

CF64 2RS

5, Somerset View, Sully,
Penarth. CF64 5SZ

13, River Walk, Llantwit
Major. CF61 1SY

5, Lee Road, Barry. CF63
1DA

4. Windmill Close, Llantwit
Major. CF61 2SW

5, Flanders Meadow,
Llantwit Major, CF61 1QZ

P.5

Re roof

2 Storey extension

Conservatory roof
replacement

Single storey extension to
form porch and internal
modifications

Proposed fit out of newly
built unit and the provision
of an internal mezzanine
floor for associated office
accommodation. Provision
of ribbon windows to serve
the ground floor and new
mezzanine floor

Single storey extension to
create a new kitchen and a
double storey extension to
add an extra bedroom

Single storey extension to
enlarge kitchen and dining
room and internal
alterations

Internal refurbishment
works to existing property

Single storey front
extension and garage
conversion

Removal of chimney breast
from ground floor

Knock through

Demolition and rebuild of
existing single storey
extension, alterations to
property including new
gable to roof, replacement
of windows and other
internal alterations



2022/0659/BR

2022/0660/BR

2022/0661/BN

2022/0662/BN

2022/0663/BN

2022/0664/BN

2022/0666/BN

2022/0668/BR

2022/0669/BN

2022/0670/BN

2022/0673/BN

2022/0674/BN

AC

AC

=>

AC

=>

1, Castle Court, Castle
Drive, Dinas Powys. CF64
ANS

Glamorgan Voluntary
Services Family Centre,
Station Road, Llantwit
Major, CF61 1ST

Highfield, Love Lane,
Llanblethian, Cowbridge,
CF717JQ

31, Spencer Drive,
Llandough, Penarth. CF64
2LR

1, Laburnum Way, Dinas
Powys. CF64 4TH

42, West Farm Road,
Ogmore By Sea, CF32
OPU

Plas Celyn House, St.
Brides Super Ely. CF5 6EY

B S W Holdings Ltd, Units
60-62, Dyffryn Business
Park, Sigingstone,
Cowbridge, CF71 7PY

39, Crompton Way,
Ogmore By Sea, CF32
OQF

12, Seaview Drive,

Ogmore By Sea. CF32
OPB

14, St. John's Close,
Cowbridge. CF71 7HL

55, Westbourne Road,
Penarth. CF64 3HB

P.6

Single storey front
extension and adaptions to
adjoining dwelling

New ramp access and new
entrance door in place of
existing window to the side
of the property

Dormer extension
(21.7m2), kitchen
extension (32m2) and car
port (23.94m2)

Rear single storey
extension

Supalite roof

Single storey extension
between 10 - 40m2

Single storey garden room

Alterations to front and rear
elevation

Single storey front
extension and garage
conversion

Removal of supporting wall
in kitchen and pillar in
lounge and replace with 2x
RSJs

Ground floor single storey
extension. Utility room
conversion and alterations
to existing bathroom

Two storey and single
storey extensions including
associated works.



2022/0675/BN A 38, Bassett Road, Sully, Single storey rear
Penarth. CF64 5HS extension and garage
conversion

2022/0680/BN A 10, Marquis Close, Barry, Single storey extension

CF62 5UE
2022/0682/BN A 39, Hillside Drive, Installation of window in
Cowbridge, CF71 7EA external rear wall

(b) Building Requlation Applications - Reject

For the information of Members, the following applications have been determined:

2022/0638/BN R  The Granary, Castle Upon Barn conversion to provide
Alan, St. Brides Major. reception / communal area
along with holiday let
accommodation

2022/0639/BN R 21, Baron Road, Penarth. Single storey rear
CF64 3UD extension and dormer
addition

2022/0642/BN R 2, Royal Close, Penarth. Conversion of existing
CF64 1NJ garage to habitable room

(© The Building (Approved Inspectors etc.) Regulations 2000

For the information of Members the following initial notices have been received:

2022/0156/Al A 101, Tynewydd Road, Loft conversion with rear
Barry. CF62 8BB dormer and associated
works
2022/0157/Al A Brookside, 34, Mill Road, Two storey side extension

Dinas Powys. CF64 4BU (works to incorporate
material alterations to
structure, controlled
services, fittings and
thermal elements)

2022/0158/Al A 9, Dunraven Close, Single storey rear
Cowbridge. CF71 7FG extension (works to
incorporated material
alterations to structure,
controlled services, fittings
and thermal elements)

2022/0159/Al A 20, Tyle House Close, Ground floor front
Llanmaes, Llantwit Major. extension and replacement

P.7



2022/0160/Al

A

CF61 2XZ

The Cottage, Church Lane,
St Athan, CF62 4PL

P.8

dormer extension (works to
incorporate material
alterations to structure,
controlled services, fittings
and thermal elements)

Single storey rear
extension



Agenda ltem No.:

THE VALE OF GLAMORGAN COUNCIL

PLANNING COMMITTEE : 19 OCTOBER, 2022

REPORT OF THE HEAD OF REGENERATION AND PLANNING

2. PLANNING APPLICATIONS DETERMINED BY THE HEAD OF
REGENERATION AND PLANNING UNDER DELEGATED POWERS

If Members have any queries on the details of these applications please contact the
Department.

Decision Codes

A - Approved O - Outstanding (approved subject to the
C - Unclear if permitted (PN) approval of Cadw OR to a prior agreement
EB  EIA (Scoping) Further B - No observations (OBS)
information required E Split Decision
EN EIA (Screening) Not Required G - Approved the further information following
F - Prior approval required (PN) “F" above (PN)
H - Allowed : Agricultural Condition N - Non Permittal (OBS - objections)
Imposed : Appeals NMA — Non Material Amendments
J - Determined by NAfW Q - Referred to Secretary of State for Wales
L - Approved AND refused (LAW) (HAZ)
P - Permittal (OBS - no objections) S - Special observations (OBS)
R - Refused U - Undetermined
RE - Refused (Enforcement Unit Attention)
V - Variation of condition(s) approved
2014/00484/1/C A  West Pond, Barry Discharge of Condition 13
D Waterfront (Landscape Management

Programme). Planning
approval 2014/00484/RES
- Development of site
known as West Pond for
residential development
and associated
infrastructure works,
parking, servicing and
landscaping.

2019/00603/9/C A Land at Hayes Road, Barry Discharge of Condition 11

D (Contamination). Planning
approval 2019/00603/FUL -
The proposed development
of 23 affordable homes and
associated works

P.9



2020/00711/1/N
MA

2021/00046/1/N
MA

A  Vacant land, Rosebery
Place, Penarth

A Rivendell, Broughton
Road, Wick

P.10

Non Material Amendment -
Relocate bike store near to
the main entrance.
Introduce fixed window to
the north elevation.
Reposition the single door
to the external wall.
planning approval
2020/00711/FUL -
Demolition of existing pre-
fabricated garages to be
replaced by proposed new,
low energy 3 bed dwelling
with associated external
works and replacement
boundary walls

Non-Material Amendment -
A. Re first floor window
facing north - Plans show a
double top opener window.
Amendment sought: this
becomes one side opener
and one top opener. It will
be Privacy glass. No
change to size of window.
B. Re first floor window
facing down garden on
south side of property -
plans show double top
opener. Amendment
sought: this is becomes
two side openers with top
opener in the middle
(which is what the property
has for equivalent
location). No change to
size. C. Re ground floor
window facing down
garden on south side of
property - Plans show
double top-opener.
Amendment sought: this
becomes two side openers
with top opener in the
middle (which is what the
property currently has for
equivalent location). no
change to size of window.



P.11

D Ground floor large
window on north side of
Property: Plans show large
double top opener, approx
2265 width x 1400 height.
Amendment sought:
change this to double
opener (french doors) 1.8m
wide x 2.1m high. They
would open inward and
there would be a horizontal
bar at waist height for
health and safety. E.
Ground floor door going
from single story building
on north of property onto
the patio. Plans show a
normal width door, ¢
790mm by height 2.1m
(although measurements
not given in plans.
Amendment sought: door
width to be increased to
107cm. F. First floor
window on south side of
property, currently a side
opener. Amendment
sought: change this to a
top opener on RHS and
Side opener on LHD
(looking from the outside).
No change to size of
Window. G. Roof light in
single story building on
north side of property.
Amendment sought: move
roof light back (eastwards)
by 1.5m. The new position
Is shown as a red rectangle
on the attached PDF. No
change to size of window.
Planning permission ref
2021/00046/FUL.:
Converted garage to
residential use, with
extension to front of
property and creation of
first floor above.
Construction of Porch to
the front of property, two



2021/00317/FUL A

2021/00378/2/C
D

2021/00987/1/N
MA

A

A

The Villa, Trehedyn Lane,
Peterston Super Ely

Land at Hayes Wood, The
Bendricks, Sully

The OId Sails Lodge,
Hayes Road, Sully

P.12

storey rear extension with
balconies and single story
spa house to the rear of
the property. additional
window to Existing side
elevation. Move an
existing amenity use shed
and place a new shed in
the garden at Rivendell,
Broughton Road, Wick

Proposed extension to first
floor including removal of
flat roof and new first floor
bedroom

Discharge of Condition 5
(Materials in construction).
Planning approval
2021/00378/RG3 -
Proposed affordable
residential scheme for 53
units and associated works

Non Material Amendment -
We wish to change the
original proposal of a slate
roof to an orangery roof
lantern with Sil tech rubber
roofing system. Roof
lantern is 4.2m x 2.2m with
an outer flat roof surround
to existing dimensions
submitted. Also omitted
from the original plan was
the installation of a sky
dish on the rear elevation
left side out of sight of
apartment blocks.
Planning approval
2021/00987/FUL -
Alterations to existing
dwelling including: fencing;
new Velux roof windows;
rendering; new/amended
conservatory w/log burner
and removal of access
ramp; enlarged bathroom
window; painting of
external features; security



2021/01061/1/C A  Pontoon, Y Rhodfa, Barry
D Waterfront, Barry

2021/01135/1/N A  Sully House, St. Marys
MA Well Bay Road,
Swanbridge

2021/01489/1/N A  Land at Sycamore Cross,
MA Bonvilston

P.13

lighting and new
decking/artificial
grass/paving areas
Planning approval
2021/00987/FUL

Discharge of Condition 6
(Landscaping scheme) of
planning approval
2021/01061/FUL -
Proposed temporary sales
area in relation to the new
Barratt Homes Residential
Development at East
Quay, Barry Waterfront at
Part of pontoon area, off Y
Rhodfa, Barry Waterfront

Non Material Amendment -
Reduction in footprint of
the pool extension to the
rear of the existing
building. Change in
material of the pool
extension cladding from
stone to timber. Reduced
number of skylights.
Removal of chimney on W
side of existing building.
Oriel window on W
elevation changed to
standard window.
Introduction of piers at
corners of front extension.
Planning approval
2021/01135/FUL - Rear
single storey ancillary pool
house and link. Rear
single storey summer
house. Replacement front
single storey sun room.
Replacement and
extension to front roof
terrace. Front glass bay
extension at first floor

Non Material Amendment -
Amendments to conditions
revise the proposed

boundary fence to the rear



2021/01503/FUL

2021/01648/1/N

MA

2021/01728/FUL

2021/01743/1/N
MA

O

A

A

A

Site to the rear of the
Manor House, (Chalet
Block) Sully Road, Penarth

Great Hamston Farm,
Dyffryn

Barn, Ty Canol Farm,
Llantrithyd Road,
Llantrithyd, Cowbridge

Land at Coldbrook Road
East, Cadoxton

P.14

of plots 43 to 50 to improve
its acoustic performance
(both height of fence to
2.5m and type of barrier).
Planning approval
2021/01489/FUL -
Variation of Condition 2
(Approved Plans) of
Planning Permission
2015/00960/FUL.:
Development of 120
homes including affordable
homes, new vehicle,
pedestrian and cycle
access, improvement
works to Pendoylan Lane,
regrading of site, drainage,
landscape works, provision
of public open space,
demolition of existing
modern timber stables and
all associated works

Proposed whole
conversion of chalet No's
1-12 into 4 No units, as a
revision to application
2019/0202/FUL.

Non Material Amendment
- Amendments to glazing
and fascias. Planning
approval - 2021/01648/FUL
- Replacement garden
room with associated
works

Conversion of existing barn
to holiday accommodation

Non Material Amendment -
1. A window has been
added to the first floor of
Block A, on the far eastern
extent to satisfy SBD
officer comments to ensure
natural surveillance of this
area. 2. The bin store door
has been relocated from



2022/00056/1/N A
MA

2022/00104/FUL A

Ysgubor Ty To Maen,
Llancarfan

4, Drope Terrace, St.
Georges Super Ely

P.15

front to side elevation to
better facilitate bin
movement. To
accommodate this change,
the roof eaves was raised
¢.300mm to accommodate
a full height door, however
the ridge remains the same
height. 3. The pavement
on left of entrance way has
been changed to soft
landscaping to satisfy SBD
to ensure there is no public
views directly into the
ground floor dwelling. 4.
The cycle store has been
updated to reflect current
proposal (3.45m x 2.35m to
accommodate 8No cycles).
This is an increase from
storing 7 cycles to 8 cycles
on site. Planning approval
2021/01743/FUL - Erection
of 20 walk up units with
associated car parking and
works

Non-Material Amendment -
Replace natural slate roof
covering to extension with
fibre cement slate roof
covering. Cembrit
Westerland or similar.
Planning Permission Ref.
2022/00056/FUL: An
amendment to the design
Demolition of existing
conservatory and
construction of rear single
storey extension including
replacement of all existing
doors an windows at
Ysgubor Ty To Mae

Removal of existing
fencing and erection of
1.5m high timber fencing to
front garden of property.



2022/00111/1/N A
MA

2022/00146/FUL A

2022/00365/FUL R

2022/00395/1/C A
D

32, South Road, Sully

22, Llandilo Close, Dinas
Powys

Bryntirion, Colhugh Street,
Llantwit Major

St. Brides Court, St. Brides
Major

P.16

Non Material Amendment
for the retention of the
existing front dormer and
insertion a new velux
window to the bathroom,
amendments to window
positions, repositioning of
side wall of two storey rear
extension and repositioning
of Air source heat pump.
Planning approval
2022/00111/FUL -
Extension and remodel of
existing dwelling to include
2 storey side and rear
extension, roof terrace and
Juliette balconies to the
rear, new flat roof dormer
to front of property, internal
alterations plus all
associated works -
including new access point
of existing highway

Single storey side and rear
extensions

Demolition of existing
conservatory. Single
storey side extension. New
pitched roof with flat roof
dormer to the rear and two
dormers to the front to
create two additional
bedrooms to the first floor
and double height hallway.
Widening of driveway
amended to accommodate
additional car parking
space

Discharge of Condition 3
(Materials Details).
Planning approval
2022/00395/FUL -
Construction of 2 no.
outbuildings gym/studio
and pool and garage, to
compliment proposed two
storey detached dwelling



2022/00483/FUL R

2022/00519/FUL A

2022/00548/FUL A

2022/00607/FUL A

2022/00615/FUL A

2022/00665/FUL A

2022/00686/FUL A

Pontoon, Y Rhodfa, Barry
Waterfront, Barry

39, Crompton Way,
Ogmore By Sea

21, Lakeside, Barry

5, Milton Road, Penarth

Longlands Quarry,
Corntown

39, Westward Rise, Barry

Benacre, Cowbridge Road,
St. Nicholas

P.17

Retention of generator at
the proposed temporary
sales area in relation to the
new Barratt Homes
Residential Development
at East Quay, Barry
Waterfront.

A garage conversion to
include the addition of a
ground floor extension and
a porch to the front
elevation and the
reconfiguration of the
double driveway to
accommodate the new
build works

Single storey rear and side
extension for residential
use

Rear single storey
extension. Hip to gable roof
with flat roof dormer.
Reroofing of existing single
storey lean on the side of
the house, replacing
existing glazed roof with
steeper pitched roof of
slate. New garden
outhouse on site of existing
shed

Erection of replacement
quarry office, weighbridge
office (part retrospective)
and staff canteen building.

Single storey rear
extensions, new roof to
existing garage and
covering existing walkway

First floor extension, front
extension, rear extension,
two storey extension for
ancillary annex and single
garage



2022/00694/FUL A

2022/00697/FUL A

2022/00699/FUL A

2022/00722/FUL A

2022/00725/FUL A

2022/00727/FUL A

31, Augusta Crescent,
Penarth

Carreg Las, Redway Road,
Bonvilston

Marine Lodge, Seaview
Drive, Ogmore By Sea

18, Cwrt Y V Road,
Penarth

94, Stanwell Road, Penarth

107, Port Road East, Barry

P.18

Roof conversion with
dormers and Juliette
balcony and internal
remodelling

Construction of a new four
bedroomed house with
garden, driveway and
garage

Conversion of existing
disused garage and store
into home office

Replace the current
wooden sash windows with
high quality UPVC
windows in keeping with
the existing design an
colour

Remove existing roof
coverings and renew using
new fibre cement slates.
Any sound ornamental
ridge tiles and finials to be
salvaged for re-use and
supplemented with new to
match those existing.
Remove existing Velux
rooflight and replace with
new, fitted to same
orientation as existing.
Removal of 1 downpipe
and renewal using new
cast aluminium round pipe,
100mm diameter, black in
colour. Removal of
vegetation from chimney
stack, rake out and repoint
and make good seals of
pepper pots/flues.

Proposed rear single
storey and part two storey
extension with internal
alterations and rear dormer



2022/00741/FUL A

2022/00745/FUL A

2022/00755/FUL A

2022/00763/FUL A

2022/00773/FUL A

2022/00774/FUL A

2022/00793/FUL A

2022/00794/LBC A

Seaview, 8, Station
Terrace, East Aberthaw

Broadhayes, Llancarfan

The Beeches, A48, St.
Nicholas

Hafod Lon, Trerhyngyll

26, Cwrt y Vil Road,
Penarth

Ogmore By Sea Village
Hall, Slon Lane, Ogmore
By Sea

81, High Street, Cowbridge

81, High Street, Cowbridge

P.19

Two storey extension to
side elevation of property
with a single storey
extension at end of two
storey extension, providing
extended space to kitchen,
utility room, bedroom and
bathroom and formation of
new lobby

Demolition of existing rear
single storey extension and
construction of new double
storey rear extension with
Juliet balcony, alterations
to fenestration

Proposed out building /
garage

Proposed new sun room to
rear of existing dwelling

Replace the existing
wooden sash windows with
double glazed UPVC
windows.

Storage unit, used to store
hall furniture and
equipment

The construction of a new
stone plinth wall with stone
capping and new wrought
iron railings, and
installation of new external
light fittings, brass plaques,
removal of existing
retractable canopies and
general re-decoration of
external elements such as
windows, render and
external joinery.

The construction of a new
stone plinth wall with stone
capping and new wrought
iron railings, and
installation of new external



2022/00796/FUL

2022/00801/FUL

2022/00824/FUL

2022/00827/FUL

2022/00835/FUL

2022/00838/LBC

2022/00839/FUL

2022/00841/LBC

5, Hawthorn Road, Barry

10B, Pencoedtre Road,
Barry

The Woodlands, Beach
Road, Swanbridge

H S B C, 1 Herbert
Terrace, Penarth

7, Castle Road, Rhoose

Castle Upon Alun House,

St. Brides Major

5, Brooklands Terrace,

Culverhouse Cross, Cardiff

Penllyn Castle, Penllyn
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light fittings, brass plaques,
removal of existing
retractable canopies and
general re-decoration of
external elements such as
windows, render and
external joinery.

Construction of two storey
side extension and single
storey rear extension.

Proposed single storey flat
roof extension to rear
elevation, forming a
balcony at first floor.
Alterations to roof including
removal of pitched roof to
form flat roof. Alterations to
Fenestration

First floor flat roof
extension over existing flat
ground floor flat roof
incorporating a recessed
balcony

Installation of one new
CCTV camera

Single storey rear
extension to an existing
single storey rear annex
(storage building)

Regularisation of minor
alterations to internal
fabric, finishes and fittings
in various rooms

Removal of existing rear
lean to extension and
erection of a new ground
floor extension with
setback first floor extension

Additional alterations
encompassing; New
external door; Partial
removal of wall;



2022/00846/FUL A

2022/00847/FUL A

2022/00850/FUL A

2022/00852/FUL A

2022/00862/FUL A

Chy Avallon, Church Road,
Llanblethian, Cowbridge

Pen Y Bont Surf Lifesaving
Club House, The
Rivermouth, Ogmore By
Sea

131, Westbourne Road,
Penarth

The Gables, 83, Porth Y
Castell, Barry

Glamorgan Voluntary
Services, Family Centre,
Station Road, Llantwit
Major
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Relocation of lift.
Amendment to previously
approved roof to Orchid
Court.

Proposed extensions and
alterations to dwelling.
Demolition of existing
garage and replacement
garage and home office
space above and
alterations to main parking
area.

Variation of Condition 1
(Time Limit) of Planning
Approval 2017/0026/FUL.:
Demolition of existing Pen
Y Bont Surf Lifesavers
Centre and replacement
with a new Surf Lifesavers
Centre

Partial demolition of
garage, retention of front
garage wall, and demolition
of outside toilet and utility
room. Erection of new
single storey side
extension with flat roof to
provide dressing room,
ensuite shower room and
enlarged kitchen.

Proposed replacement part
single and part two storey
rear extension(s), with
replacement of main
dwelling slate roof covering
with plain synthetic slate
and rooflight additions to
rear; all with associated
external works

New ramped access and
new entrance door in place
of the existing window to
the side of the property



2022/00863/LAW

2022/00865/FUL

2022/00881/FUL

2022/00890/FUL

2022/00891/FUL

2022/00894/FUL

2022/00896/FUL

2022/00903/FUL

A

12, Countess Place,
Penarth

ATM Site, Wyndham
House, Boverton Road,
Llantwit Major

4, Purcell Road, Penarth

Rivington House,
Llanbethery

Pizza Hut (uk) Ltd,
Culverhouse Cross Retail
Park, Culverhouse Cross

26, Dawan Close, Barry

10, Cherwell Road,
Penarth

Whips Bungalow,
Llandough, Cowbridge
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Loft conversion. A hip to
gable and rear dormer
extension, tiled to match
the existing material. Two
Velux windows to front
elevation

Removal of 1no. ATM from
front elevation and infill
with steel blanking plate to
match existing elevation

Demolition of existing
conservatory and
construction of new single
storey rear extension

To install solar PV system
on the roof of garage with
battery storage

6 fascia signs, extract vent
and 3 air conditioning
condenser units

Knock out part of my side
wall to fit a new pvc double
glazed window. | will also
remove one internal wall
from existing cupboard.
Then put a stud wall to
divide existing bedroom.

Proposed two storey
extension to rear and
replacement single storey
side extension. Alterations
to drive to form new vehicle
access from Cherwell
Road

Proposed detached
garage, repositioned
entrance drive with access
onto the highway, and
curtilage extension, which
will allow safe vehicular
access onto the highway.



2022/00912/FUL

2022/00914/FUL

2022/00915/FUL

2022/00916/FUL

2022/00917/FUL

2022/00936/FUL

2022/00938/FUL

2022/00960/FUL

Duffryn House, The
Causeway, Llanblethian

Tintagel, 58, Pencoedtre

Road, Barry

3 Wye Close, Barry, CF62
TTF

8, Heol Pearetree, Rhoose

62, Victoria Road, Penarth

2A, Cardiff Road, Dinas
Powys

29, White House, The
Knap, Barry

15, Craven Walk, Penarth
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Porch addition and
remodel of ground floor
interior

Replace and extend
existing timber decking
(1000mm above garden
level) with new timber
decking at same height

Erect a storm porch to the
side Elevation

Erect a first floor bay
window to the front
elevation (front bedroom)

Proposal to replace
existing prestressed
concrete panel garage with
brick garage, including
Tudor style wood features
to match existing house.

Single storey rear granny
annexe

Take down existing
conservatory to front of
dwelling, construct new flat
roof extension to same
footprint to form kitchen
extension. Alterations to
fenestration

Rear ground floor
extension and annex
extension
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3. APPEALS

(@) Planning Appeals Received

L.P.A. Reference No:
Appeal Method:
Appeal Reference No:
Appellant:

Location:

Proposal:

Start Date:

2020/00755/FUL

Written Representations

CAS-01926-23G4T1

Mr. Allan Parfitt

Vacant agricultural land with abandoned
rural buildings forming a previous
smallholding/farmstead, Bonvilston (Easting:
306447, Northing: 173918)

Restoration consolidation repair and conversion
of derelict farmstead to new dwelling

27 September 2022

(b) Enforcement Appeals Received

L.P.A. Reference No:
Appeal Method:
Appeal Reference No:
Appellant:

Location:

Proposal:

Start Date:

ENF/2021/0019/PC (A)

Written Representations
CAS-01911-M1D4Y9

Mr Alexander Hinds-Payne

49, Pontypridd Road, Barry, CF62 7LP
Without planning permission, the carrying out of
operational development comprising the
construction of a dormer window, roof terrace,
raised patio area and block screen wall on the
Land.

21 September 2022

L.P.A. Reference No:
Appeal Method:
Appeal Reference No:
Appellant:

Location:

Proposal:

Start Date:

ENF/2022/0010/PRO

Written Representations

CAS-02012-L7B1Z2

Mr S Howes

Land at Porthkerry House, Porthkerry
Without planning permission, the carrying out of
operational development in the form of
constructing an enclosed raised terrace infilled
with a sand/gravel mix on the Land.

21 September 2022
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(c) Planning Appeal Decisions

LPA Reference No: 2020/00995/FUL

Appeal Method: Written Representations

Appeal Reference No: CAS-01794-W9P9M4

Appellant: Mr. B. Spencer

Location: Broadlands Partnership, 41, Ludlow Street,
Penarth

Proposal: To increase the height of the building(s) with an

additional floor, including material alterations to
the facades and the change of use from office
use to ground floor office use and 5 residential

units
Decision: Appeal Dismissed
Date: 4 October 2022
Inspector: | Stevens
Council Determination: Delegated

Summary

As a unilateral undertaking had been submitted as part of the appeal which
made provision for affordable housing, the Council’s third reason for refusal
was therefore no longer in dispute. The main issues were therefore
considered to be the effect of the proposal on the character and appearance
of the area, the living conditions of nearby and future occupiers and whether
the proposal would provide acceptable living conditions with regard to amenity
space.

Character and appearance

The Inspector identified that the appeal building made a positive contribution
to the character and appearance of the area. The proposal would create 5
apartments through converting the existing upper floorspace and extending
the second floor across the entire building, including raising the roof.

Whilst acknowledging that the appeal building was visually different and had a
greater variety of architectural details, it was considered that the retention and
replication of various features would help integrate the development into its
context and ensure that the traditional appearance of the building was
retained. The proposed increase in roof height would still appear as a
proportionate feature along the elevation and the proposed gable roof at the
end of Ludlow Street, the rear element facing Arcot Street, dormer window
and rooflights would not appear out of character. It was therefore concluded
that the proposal would not have a harmful effect on the character and
appearance of the area and would comply with Policies MD2 and MD5 of the
LDP and Residential and Householder Development SPG.

Living conditions

No 59 Arcot Street adjoined the appeal property on its western elevation and
had outdoor amenity space to its rear, accessed through the property and
enclosed by the appeal property on two sides. Although the proposed
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development would not have a significant effect on the provision and quality of
natural light, the massing of the raised wall and roof height would have a
dominating effect on the outlook from the ground floor living room window and
overbearing and harmful effect from the outdoor amenity space. Windows
facing the amenity space for no 59 could affect the privacy of the occupiers
and whilst the appellant had agreed to these being obscurely glazed, the
Inspector considered that the windows would also need to be non-opening,
which would not be satisfactory in relation to unit 1 of the proposed scheme.

Whilst the Inspector concluded that the proposal would not have a
significantly harmful effect on other properties in terms of outlook, loss of light,
noise and privacy, it was concluded that the development would materially
harm the living conditions of the occupants of no 59 Arcot Street and failed to
demonstrate satisfactory living conditions for future occupants, contrary to
Policy MD2 of the LDP and the Residential and Householder Development
SPG.

Amenity space

It was identified that 200 sgm of amenity space was required and other than
the ground-floor cycle storage and refuse point, the appeal proposal did not
include any other amenity space. Whilst the appellant considered that the mix
of units were less likely to appeal to families with children needing play space,
the Inspector did not consider that the dwelling mix would justify relaxing the
standards to the extent proposed. The SPG referred to other important
functions including space for relaxation, entertainment and play, gardening
and cultivation, clothes washing and drying, and DIY and outdoor amenity
space would be required for these reasons. The proximity of the appeal site to
local parks did not compensate for the significant shortfall in amenity space
and the failure to provide acceptable living conditions for future occupiers
would be contrary to Policy MD2 of the LDP and the Residential and
Householder Development SPG.

Planning Balance and Conclusion

Whilst the Inspector found the proposal to be acceptable with regard to its
effect on the character and appearance of the area, it would have a harmful
effect on the living conditions of neighbouring occupiers and future occupants
in terms of outlook and daylight provision. The proposal would also have a
harmful effect on the living conditions of future occupants due to the
significant shortfall in amenity space provision and the appeal was therefore
dismissed.

(d) Enforcement Appeal Decisions

None.
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(e)  April 2022 — March 2023 Appeal Statistics

Determined Appeals

Appeals
withdrawn
Dismissed | Allowed Total /Invalid
Planning W 6 5 11 1
Appeals H - - - -
(to measure 5
performance) ) l - -
Planning Total ! 0 12 1
g (58%) (42%)

Committee
Determination 1 2 3 -
Other Planning
appeals (inc. appeal - - - 1
against a condition)

w 2 - 2 -
Enforcement H - - - -
Appeals

PP Pl - - - -
2 -

Enforcement Total (100%) 2 -

w
All Appeals o 8 5 13 2
(excludes non . - . -
validation
appeals) Pl } - -

. 9 5 14

Combined Total (64%) (36%) 2

Background Papers

Relevant appeal decision notices and application files (as detailed above).

Contact Officer:

Sarah Feist - Tel: 01446 704690

Officers Consulted:

HEAD OF REGENERATION AND PLANNING
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4. TREES

(@) Delegated Powers

If Members have any queries on the details of these applications please contact the
Department.

Decision Codes

A - Approved R - Refused
E Split Decision

Trees

2022/00351/TPO A 9, Tarrws Close, Wenvoe Works to trees covered by
Tree Preservation Order,
No. 04, 1951 Horse
Chestnut tree on third party
land at the rear of 9 Tarrws
Close - Prune minor
branches back to and
within the red line shown
on supporting photo
submitted 19th August

2022.
2022/00814/TPO A 25, The Verlands, Work to tree covered by
Cowbridge TPO No.16 of 1998: Silver

Maple - Re Pollard tree
back to previous pollard
points. Removal of limb with
decay in upper stem.

2022/00821/TPO A  The Old Farmhouse, Work to tree(s) covered by
Gileston Tree Preservation Order

No. 01, 1962 - Removal of
two dead standing apple
trees. Miskin Trees
confirmed the trees are
dead due to damage to the
Cambrian layer and will lose
limbs (some already have
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2022/00855/TPO A

2022/00889/TCA A

2022/00910/TPO A

2022/00944/TCA A

2022/00950/TCA A

2022/00951/TCA A

Fairways, 3, Merevale,
Dinas Powys

1, The Mount, Dinas
Powys

60, Victoria Road, Penarth

The Misk, 7, Flush
Meadow, Llantwit Major

Glanafon Cottage,
Peterston Super Ely

Y Berllan, Peterston Super
Ely
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come off). the trees are in
our garden where our
children play

Work to trees covered by
TPO No.14 of 1973: Lime
tree to be cut back by a
third

Work to tree(s) covered by
Tree Preservation Order
No. 14 1973: Holly trees -
Reduce by 10%, reduce
long laterals and uprights to
create a more uniform
crown. Goat Willow -
Reduce back to just below
height of existing hedge line
and old pollard points from
previous heavy reduction
work, approx. 2m. Cherry -
Crown lift and overall
reduction of 15%

Work to trees covered by
Tree Preservation Order
No. 15 of 2010: T1,T2
Oaks to side of property
abate actionable nuisance
to buildings

Work to tree(s) in a
Conservation Area. The tree
in question is a large
sycamore which is rooted
on the southern border of
our property, at the end of
the drive. We wish to cut
down the tree and destroy
it's roots

Work to trees in Peterston
Super Ely Conservation
Area: Removal of 3 x Ash
trees from rear garden

Work to trees in Peterston
Super Ely Conservation
Area: Removal of group of
Lleyland Cypress G1



2022/00952/TCA A

2022/01003/TCA A

Stables Cottage,
Llanbethery

5, Beach Road, Penarth
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T1,T2,T3 3 x Black Pine,
crown reduction by 2-3m
laterally

Work to trees in Llanbethery
Conservation Area:
Removal of 6x Ash Trees -
T004, TO05, TOO06, TOO7,
TO08 and TO09

Work to tree(s) in a
Conservation Area : Ash
Group (T1 on map) rear
boundary Beech Road - Fell
Ash in stage 2/3 that leans
over garden and remove
deadwood from remaining
group over 25mm in
diameter that could fall onto
road. Various (G2 on map)
overhanging Beech Road -
Crown raise all to 5.5m
above ground level, remove
deadwood over 25mm in
diameter over the road
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S. PLANNING APPLICATIONS

Backqground Papers

The following reports are based upon the contents of the Planning Application
files up to the date of dispatch of the agenda and reports.



2019/00871/OUT Received on 22 April 2021

APPLICANT: Legal & General (Strategic Land) Ltd
AGENT: Mr Darren Parker Park House, Greyfriars Road, Cardiff, CF10 3AF

Land at Model Farm, Port Road, Rhoose

Hybrid application comprising an outline application for the demolition of existing buildings
and erection of 44.75ha Class B1/B2/B8 Business Park, car parking, landscaping,
drainage infrastructure, ecological mitigation and ancillary works (all matters reserved
aside from access) within Area A and a full application for change of use from agricultural
land to country park (Use Class D2) within Area B.

REASON FOR COMMITTEE DETERMINATION

The application is required to be determined by Planning Committee under the Council’s
approved scheme of delegation because the Head of Regeneration and Planning has
deemed it necessary due to the strategic nature of the development and high level of
public interest.

EXECUTIVE SUMMARY

This planning application was considered by the Vale of Glamorgan Council’s Planning
Committee on 14th July 2021, where it was resolved to grant planning permission subject
to a Section 106 legal agreement that was subsequently signed and the permission issued
on 30th July 2021 due to a failure to publish viability documentation. The decision was
subsequently quashed by the by consent by the High Court on 6th October 2021 on the
sole ground that the officer’s report wrongly advised Members that the viability reports
could not be released to the public. It is back with the Council for a decision, albeit it is also
now subject to a Holding Direction from Welsh Government, which restricts the grant of
permission until they decide whether the application should be referred to the Welsh
Ministers. Welsh Government have indicated that they are awaiting an updated report from
the Council prior to making that decision.

It is a hybrid application for outline planning permission for a 44.75 ha business park on
the northern part of the site (shown as ‘Area A’), with all matters reserved apart from
access. The outline proposals would (subject to reserved matters) include works such as
car parking, landscaping, drainage infrastructure, ecological mitigation and all other
ancillary works. The application also seeks full planning permission for the change of use
of the southern part of the site (shown as ‘Area B’) from agricultural land to recreational
open space, to form an approximate 48 ha extension to Porthkerry Country Park.

The site is located on land at Model Farm, Port Road, Rhoose and presently comprises a
farmhouse, associated yard and several agricultural fields. It is located near Cardiff Airport,
on the immediate opposite side of Porthkerry Road and to the south of Port Road. It is part
of the allocated Cardiff Airport — St Athan Enterprise Zone, as identified within the Vale of
Glamorgan Local Development Plan (LDP). The land is allocated for employment use
under Policies MG9 — Employment Allocations & MG10 St Athan - Cardiff Airport
Enterprise Zone of the LDP. Policy MG28 — Public Open Space Allocations, also refers to
the allocation of part of the site to form an extension to Porthkerry Country Park.

P.31



This application is supported by an Environmental Statement since the Council determined
that an Environmental Impact Assessment (EIA) was required, following a screening
request in 2018. Having regard to the key issues identified in Schedule 3 of the
Regulations and WO Circular 11/99, it was concluded that the size of the development, in
context of the site, made the potential impact such that an EIA was required.

There were objections received from approximately 543 persons to the initial public
consultations undertaken in 2019. To date, there were also objections received from
approximately 471 persons to two subsequent public consultations in spring 2021, and 285
in spring 2022. The prevalent reasons for objection have been summarised below:

Traffic congestion and lack of provision for new transport infrastructure
Loss of farmland/ opposition to eviction of tenant farmer

Detriment to local heritage assets

Detriment to residents’ wellbeing and amenity

Lack of need and justification the development, in this location
Detrimental visual and landscape impact/ loss of open countryside
Opposition to proposed Porthkerry Country Park extension

Not sustainable/ will greatly contribute to climate change

Nature/ habitat loss, detriment to ecology and biodiversity

Loss of trees/ impact to ancient woodlands

Local drainage infrastructure inadequate to accommodate development
Flooding and contamination

Opposition to illustrated Rapid Transit Corridor

Lack of financial viability/ taxpayer burden

Procedural matters

In addition, there was an objection to the development received by Clir Davies and Barry
Town Council, which are expanded upon in the consultations section of the report.

It is recommended that the application be APPROVED having regard to all the submitted
environmental information in accordance with Section 25(1) of the 2017 EIA Regulations,
and subject to conditions, and a S106 legal agreement, relating to sustainable transport
(land safeguarding), creation of public open space (land transfer and commuted sum) for
extension of Porthkerry Country Park and ecology mitigation (commuted sum).

SITE AND CONTEXT

The site is located on land at Model Farm, Port Road, Rhoose and presently comprises a
farmhouse, associated yard and several agricultural fields. It is located near Cardiff Airport,
on the immediate opposite side of Porthkerry Road and to the south of Port Road.

The site is split into two parts, as illustrated on the site location plan below. The business

park development parcel is shown as ‘Area A’, with land to form an extension to Porthkerry
Country Park shown as ‘Area B’.
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The land also forms part of the allocated Cardiff Airport — St Athan Enterprise Zone, as
identified within the Vale of Glamorgan Local Development Plan (LDP). It forms part of
land allocated for employment use under Policies SP2 — Strategic Sites, MG9 —
Employment Allocations & MG10 St Athan - Cardiff Airport Enterprise Zone of the LDP.
Policy MG28 — Public Open Space Allocations also refers to the allocation of part of the
site to form an extension to Porthkerry Country Park.

There are two listed buildings located to the south of the development parcel, at Upper and
Lower Porthkerry Farm, and the Porthkerry Viaduct is also approx. 700m distance from the
site. The Porthkerry Conservation Area is located approx. 700m south of the site.
Archaeological resource has been recorded within the site and there are also ancient
scheduled monuments (Bulwarks Camp and Medieval Mill and Mill Leat Cliffwood), some
900m to the south.

There are two Sites of Importance for Nature Conservation (SINC) on the site, both
comprising areas of ancient woodland close to Bullhouse Brook. This watercourse feeds
into Whitelands Brook, which is on the peripheries of the proposed Business Park, located
in ‘Area B’, and discharges to the sea via Porthkerry Park. It is also approx. 500m distance
from the Barry Woodlands SSSI and approx. 1km from the CIliff Wood SSSI.

The following footpaths are also located on or adjacent to the site:
e No0.17 Penmark (status — Footpath)
e No0.20 Penmark (status — Footpath)
e No.6 Porthkerry (status — Restricted byway)
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In addition to the above, parts of the site are also subject to the following constraints:
e ‘Green Wedge’ designation within the LDP
e Limestone Safeguarding Zone (Category 2)
e Sand and Gravel Safeguarding Zone (Category 2)

The site is also located outside of any HSE (COMAH) Consultation Zone.

DESCRIPTION OF DEVELOPMENT

The application is a hybrid planning application, therefore partly in outline and partly a full
application. The outline proposals are for the development of the northern part of the site,
shown as ‘Area A’ above, for a business park. In addition, full planning permission is
sought for the change of use of the southern part of the site, shown as ‘Area B’ above, to
form an extension to Porthkerry Country Park.

Business Park

The outline proposals are for a 44.75 ha business park, with all matters reserved except
site access. The location, points of access, and an indicative layout are illustrated in the
below extract of the site masterplan.
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Access

The site is proposed to be accessed at two points, one at the A4226 roundabout junction
with Port Road, at the north-eastern side of the site, and another via the Port Road
roundabout arm that serves the Express Holiday Inn. The former would provide for the
main vehicular access to the site and involve the provision of a new roundabout. It would
be larger, at approximately 60m diameter, re-modelled, and occupy a new position south
of the existing roundabout. It is illustrated in the plan extract below:
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L

Development Parameters

The internal layout of the site is a reserved matter, but the site is shown split into twelve
development parcels on the parameter plans, the majority accessed via a single spine
road that links the two points of vehicular access. A mixture of employment uses are
proposed throughout the site, which would fall into either Class B1 (Business), B2
(General Industrial) or B8 (Storage and Distribution). The proposed gross new internal

floorspace is 161,834 sq.m.

arcliff Birport

The building size parameters are illustrated below:
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Plot Min/Max Min/Max Min/Max Storey
Length Width Building Height | Height
4

150m171m 22m/26m 12m/16m
2 112m/116m 22m/26m 12m/16m 3
3 67.5m/193m 26m/51m 8m/10m 1
4 60m/73m 60m/64.5m 12m/14m 1
3 90my110m 60m/64.5m 12m/14m 1
Ga 75m/85m 45m/S5m 12m/14m 1
6 60m/65m S50m/S6m 12m/14m 1
7 140m/160m 80m/20m 12m/16m 1
190m/200m 85m/95m 12m/16m 1
9 200m/220m 70m/80m 12m/16m 1
10 35m/65m 29m/37m 8m/10m 2
11 37m/43m 29m/37m 8m/10m 2
12 97m/140m 25m/38.5m 8m/10m 2

Movement and Access

Cardif Airport
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Active Travel/ Safequarded Rapid Transit Corridor

The above plan extract illustrates (shaded light grey) a 10m wide strip of land adjoining
Port Road on the northern site frontage. This land is proposed to be transferred to the
Council for future provision of an active travel route. The route (subject to further design
work and funding) would connect facilities at Weycock Cross, Barry to Cardiff Airport. It
would also ‘complete’ the active travel linkages between Rhoose to Barry, as well as Five
Mile Lane and Culverhouse Cross to Cardiff Airport.

There is also land on the western extent of the site (shaded a darker grey), adjacent to
Porthkerry Road, that is proposed to be safeguarded for potential future ‘Rapid Transit’
connection with Rhoose Rail Station. The application does not seek permission for this
development. The purpose of the safeguarded land would be to ensure that the area
remained undeveloped and would not fetter the future delivery of improved public transport
infrastructure.

Porthkerry Park Extension

The full proposals include the transfer of approx. 48ha land to form an extension to
Porthkerry Country Park, which is operated by the Vale of Glamorgan Council as public
parkland. The existing park itself is approximately 90ha in size, served by a car park and
vehicular access from Park Road, Barry, whilst also having a connection to the Wales
Coastal Path, and being accessible on foot from Porthkerry and Rhoose.

The land would be transferred to the Council for the benefit of providing public access, but
also to promote nature conservation. The ‘green infrastructure’ plan (extract below)
illustrates indicatively how measures such as hedgerow replacement and habitat creation
could take place:
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The full proposal is for the change of use of the land from agriculture and does not include
any operational development in park area.
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PLANNING HISTORY

1991/00474/FUL, Address: Model Farm, Port Road, Rhoose, Proposal: Fill valley to gain
safe access between fields, because of loss of flat ground being proposed by South
Glamorgan County Council, Decision: Approved

1991/01190/FUL, Address: Land at Cardiff-Wales Airport, Rhoose, Proposal: Warehouse
development, Decision: Approved

1992/00524/FUL, Address: Model Farm, Port Road, Rhoose, Proposal: Extension of
period for filling in valley to gain safe access between fields (91/00474/FUL refers),
Decision: Approved

1993/00780/FUL, Address: Land at Model Farm, Rhoose, Proposal: Renewal of existing
permission (No. 92/00524/FUL) and extension of site for tipping of soil and sub-soil
purposes, Decision: Refused

1993/01052/FUL, Address: Land at Model Farm, Rhoose, Proposal: Renewal of
permission 92/00524/FUL for tipping of soil and subsoil purposes, Decision: Approved

1993/01270/RES, Address: Cardiff Wales Airport, Rhoose - Land at, Proposal:
Warehousing Development, Decision: Approved

1994/01139/FUL, Address: Land at Model Farm, Rhoose, Proposal: Reclamation of waste
or unusable land by inert landfill and 9' topsoil and grass seeding for agricultural use,
Decision: Approved

2003/00827/FUL, Address: Express By Holiday Inn, Port Road, Rhoose, Proposal: Hotel
and car parking ancillary works, Decision: Approved

2004/01364/FUL, Address: Express By Holiday Inn, Port Road, Rhoose, Proposal:
Variation of conditions 4, 7, 9, 11 and 12 of planning permission ref: 03/00827/Ful to allow
for discharge within 6 months of commencement of the development. Decision: Approved

2004/01686/0OUT, Address: Port Road, Rhoose, Proposal: Proposed Class A3 restaurant,
car parking, landscaping and access arrangements together with amendments to
previously approved car parking layout (03/00827/FUL), Decision: Approved

2005/00147/ADV, Address: Express By Holiday Inn, Port Road, Rhoose, Proposal:
Various signs, Decision: Approved

2007/01734/0OUT, Address: Port Road, Rhoose, Proposal: Renewal of application for
proposed Class A3 restaurant, car parking, landscaping and access arrangements
together with amendments to previously approved car parking layout (application
2003/00827/FUL), Decision: Approved

2012/00484/FUL, Address: Holiday Inn Express, Port Road, Rhoose, Proposal: Retention
of car park extensions and covered patio, Decision: Approved

2019/00254/SC1, Address: Land at Model Farm, Port Road, Rhoose, Proposal: Request
for screening opinion, Decision: Environmental Impact Assessment (Screening) - Required

P.38



CONSULTATIONS

Civil Aviation Authority — no response received to date.

Vale of Glamorgan Highway Development — did not object to the development and their
comments are outlined in greater detail below:

Traffic modelling

An independent consultant was engaged to review the Transport Assessment (TA)
and associated Technical Note (TN). The scope of the traffic modelling contained
within the Transport Assessment was subject of scoping and pre-application
discussions. The approach was therefore considered acceptable and robust.

The review of the TA resulted in a number of items being raised and discussed with
the applicant — subject of the Technical Note. The comments of the consultant
having undertaken a further review of the TN, have been summarised as follows:

e It was concluded that the modal share used for the transport modelling was
appropriate.

e There was a need to keep parking levels below the maximum standard —
which was recognised in the Transport Assessment.

e |t was agreed that the assessed impact of development traffic to the
Sycamore Cross junction was not significant.

¢ Phasing details was recommended to identify key milestones and agree
planning obligations.

e It was recommended that RPS be provided with person injury accident data
or VoGC undertake a separate review.

Access Strategy

A review was also undertaken of the access strategy, summarised as follows:

e It was agreed that the access strategy is not definitive but does consider
emerging improvements in the context of likely build out.

e The strategy was considered comprehensive and considers the transport
demand for the Enterprise Zone, committed transport improvement schemes
(both funded and unfunded).

¢ Vehicle movements for the enterprise zone have been estimated for the
years 2021-2026, 2028, 2030 and 2040, identifying at which point transport
improvements may be required.

e It was agreed that Table 12 provides an initial overview and timescale for the
transport infrastructure needed to deliver and service the enterprise zone
based on the existing growth aspirations.

e |t was recommended that the Access Strategy (and Table 12) are used as a
basis for discussions to agree sustainable transport obligations and highway
improvements. It was also agreed that the focus should be on sustainable
modes of transport to achieve a mode shift away from the private car.

P.39



It is concluded that the items raised in the TA review have been adequately
addressed by the Technical Note and the Access Strategy provided an appropriate
framework from which suitable planning obligations can be agreed, to deliver
sustainable transport and highway improvements, along with the development of
the Enterprise Zone.

Site access:

The site access was reviewed by the Council’'s Highways Engineer. Their
comments are summarised below:

e Priority access to Holiday Inn Express required to be changed to give priority
to the proposed development, with a side access to the hotel with a possible
ghost right hand turning lane depending on vehicle modelling flows.

e Existing roundabouts to be modelled and size and layout to be determined
within the scope of the existing adopted highway and any land in the
ownership of the applicant. To take account of footways/shared surfaces and
verges and embankments supporting the highway.

e The drawings show the provision of 10m wide verge running along port Road
fronting the site to be dedicated as highway verge to provide land provision
to the VoGC for future active travel routes.

Comments in regard to internal layout:

e Internal roads required to meet geometrical standards

¢ Provide suitable active travel routes connections and routes through the
development to be either, shared or segregated, type and dimensions to be
agreed depending on current AT guidelines at the time.

e Provide public transport facilities with bus laybys, stops and shelters.

e Proposed pedestrian links and access points to be for shared use pedestrian
and cycle to tie in with proposed shared surfaces throughout the
development.

¢ Provide internal roundabouts to serve as a speed reducing feature and
access to the side land parcels

In addition, it was recommended that conditions be secured for the submission of
full engineering details and design calculations for the proposed vehicular access
points, a highway signing strategy, a Construction Traffic Management Plan and
highway condition surveys. It was also advised that the applicant will be required to
enter into a legally binding agreement to secure the proper implementation of the
proposed highway works.

Their subsequent response on 10" February 2022 confirmed no changes to their
previous comments.

Public Rights of Way Officer stated that the below public footpaths cross the property:
e No0.17 Penmark (status — Footpath)

e No0.20 Penmark (status — Footpath)
e No.6 Porthkerry (status — Restricted byway)
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Advisory notes were also provided stating, the Public Rights of Way must be kept
open and available for safe use by the public at all times, and legal orders are
required for the temporary closure or diversion. It was also stated that the PRoW
shown on parameter plans were inaccurate.

The Council’s Drainage Section stated that the site is not located within a DAM Flood
Risk Zone and NRW flood maps indicate that there is a very low risk of surface water
flooding to the site.

Their detailed comments (primary assessment) are provided as follows:

“Initial Infiltration testing submitted in support of this application (RPS April 2019)
indicates that infiltration at shallow depths to be generally poor of which we are in
acceptance. It is suggested that further penetration through the bedrock may
produce a greater variation in permeability rates. In line with the Environment
Agency’s Approach to Groundwater Protection (February 2018) adopted by NRW
we would discourage the use of any infiltration system that bypasses the soil layer,
limiting the ability of the ground to attenuate pollutants.

Should infiltration techniques be used within the final design, it will be required that
further testing is required in areas of proposed infiltration. All testing should be
undertaken at the proposed site of infiltration inclusive of permeable surfaces.
Where larger infiltration features are to be used we would require additional testing
to be undertaken on a 25m grid basis. Infiltration testing should be completed at an
appropriate depth to that of the proposed design.

It is proposed within the Sustainable Drainage Assessment (RPS July 2019) that
surface waters from impermeable surfaces will be treated and controlled at source
where possible, before discharge to watercourse. It is proposed that the rate of
discharge will be restricted to existing greenfield runoff rates. We find these
discharge rates acceptable in principle and would request that further hydraulic
calculations are provided on final design demonstrating the discharge rate at the
point of discharge. The design of any offsite drainage system should demonstrate
that the scheme does not adversely affect offsite flood risk elsewhere.”

It was also stated that a Flood Exceedance Plan, management details, a
Construction Environmental Management Plan would be required, but as the
detailed surface water disposal design is subject to SAB approval, it is not subject
to further planning condition.

Shared Regulatory Services (Neighbourhood Services) stated no objection in principle,
but requested that a condition be included relating to provision of a Construction
Environment Management Plan, for the construction phase. It was also stated that details
of lighting, hours of operation, delivery times and plant (for which a noise report may be
required) may be required as part of any subsequent Reserved Matters application.

Cardiff Airport provided the following comments:
“ Aerodrome Physical Safeqguarding/Obstacle Limitation Surfaces (OLS'’s) - From an

aerodrome physical safeguarding perspective, and based upon our assessment
against regulatory Aerodrome safeguarded OLS’s in conjunction with the
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information detailed in document ‘JCD0064-004-1-210511-Parameter plan — Land
Use & Storey Heights’, the buildings would not penetrate our OLS’s and therefore, if
this application were to be approved, we would be content with this aspect of the
development.

National Air Traffic Services (NATS) Safeqguarding — | have engaged with NATS,
who have confirmed that their safeguarding team have reviewed the planning
application again and have no concerns.

Wildlife Hazard Management/Birdstrike Hazard Safequarding — Please see attached
report of a specialist assessment conducted by Birdstrike Management Limited
(BML) on behalf of Cardiff Airport, which details the issues, concerns and
mitigations in relation to this application. If this application were to be approved,
Cardiff Airport request that conditions be applied to the planning consent in order to
fully address the mitigations detailed within the attached report. (Please refer to
conditions 18 construction phase and 17 operational phase).

Car Parking - Planning history within the vicinity of the site demonstrates the site’s
proximity to the airport make car parking uses commercially attractive. We therefore
request that in the event of the approval of this application, a condition be imposed
which restricts any associated car parking numbers for the site and to be used only
in association with the proposed development and not as a standalone parking
facility. It will also aim to ensure that car dependency is reduced and sustainable
transport promoted.”

Gwent Glamorgan Archaeological Trust stated, in summary, that the Information in the
Historic Environment Record shows that there are a number of archaeological and historic
environment sites and findspots within the proposed development area, from Neolithic to
modern date. It was concluded that mitigation can be by condition rather than pre-
determination.

It was recommended that a condition be attached that ensures the submission and
implementation of a detailed written scheme of investigation for a programme of
archaeological work to protect the archaeological resource.

It was envisaged that this programme of work would include, but not be limited to:

geophysical survey, which may enable targeted fieldwork, which may include a strip, map
and record of some areas if these cannot be excluded from a final masterplan, and would
also include, an archaeological watching brief during groundworks. (Condition 16 refers)

Their response on 14" February 2022 confirmed no change to their comments.

CADW (Ancient Monuments) stated that a number of designated heritage assets are
located inside 3km of the development. In relation to the impact of the development, it was
stated:

“An archaeological desk-based assessment for the development has been prepared
by CGMS and considered the impact of the proposed development on the settings
of these designated heritage assets. It has concluded that in most cases intervening
topography, buildings and vegetation block views between them. Where views are
possible the proposed development will be seen as part of the very wide landscape
setting which also includes the existing airport and the urban settlement of Barry.
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This will not alter the way that these designated heritage assets are understood,
experienced and appreciated. Consequently, it is our opinion that the proposed
development will not have any impact on any scheduled monument or registered
historic park and garden or their settings.”

Their subsequent response on 11 May 2021 stated:

“Amended plans including revisions to the indicative concept masterplan and the
revised parameter plan - green infrastructure, have been submitted in support of
this application. The information contained in these documents does not alter the
advice given previously.”

Their subsequent response on 14™" February 2022 confirmed no objections and
referred to their previous advice.

The Council’s Conservation Officer objected and recommended refusal due to the harm
caused to the settings of historic assets.

More specifically, it was stated that the Built Heritage Statement supporting the
application was generally robust, however it concluded there will be a moderate
degree of harm to the setting of Lower Porthkerry Farm House (Grade Il listed);
Upper Porthkerry Farm House (Grade Il listed) and the Porthkerry Conservation
Area. There will be a minor degree of harm to the setting of Church Farmhouse
(Grade 11*); the Outbuilding to Church Farmhouse (Grade I1*); the former stables
block associated with Upper Porthkerry Farm House (locally listed County
Treasure); and Egerton Grey (locally listed County Treasure). There will be a
negligible degree of harm to the setting of the Church of St Curig (Grade II*) and
Porthkerry Viaduct (Grade Il). The Conservation Officer also considered a minor
degree of harm would be caused to the significance of Welford Barn.

On this basis they could not offer support to the application.

Dwr Cymru / Welsh Water stated that a public sewer crossed the site and that it has a
protection zone measured 3m either side. It was recommend a condition which requires a
foul water drainage scheme be agreed prior to any approval of reserved matters or
commencement of development for that site and/or other identified part (Condition 9
refers).

It was also stated:

“Furthermore, as highlighted within our consultation response (Ref: PPA0004091) to
PAC, we have considered the impact of foul flows generated by the proposed
development upon the local public sewerage network and concluded that it is
unlikely that sufficient capacity exists to accommodate this development. Our
response also fails to identify a suitable point of communication for the proposed
development site to be served by an adequate water supply. Accordingly, the
developer has been advised it will be necessary to undertake Hydraulic Modelling
Assessments (HMAs) of the public sewerage and potable water supply networks,
which will examine the existing networks and consider the impact of the introduction
of flows from this development, and then identify solutions and points of
communication to ensure that the site can be accommodated within these systems.”
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In lieu of the above, the following conditions were recommended:

“No reserved matters application shall be approved by the Local Planning Authority
and no development of that reserved matter site shall commence until a foul water
drainage scheme, for that reserved matter site and/or other identified part has been
submitted to and agreed in writing by the Local Planning Authority. 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.

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.

1. No reserved matters application shall be approved by the Local Planning
Authority and no development of that reserved matter site shall commence until
a point of connection on the public sewerage system has been identified by a
hydraulic modelling assessment, for that reserved matter site and/or other
identified part, has been submitted to and agreed in writing by the Local
Planning Authority. Thereafter the connection shall be made in accordance with
the recommended connection option following the implementation of any
necessary reinforcement works to the sewerage system, as may be identified by
the hydraulic modelling assessment.

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.

2. No reserved matters application shall be approved by the Local Planning
Authority and no development of that reserved matter site shall commence until
a potable water scheme to serve the site, for that reserved matter site and/or
other identified part, has been submitted to and agreed in writing by the Local
Planning Authority. The scheme shall demonstrate that the existing water supply
network can suitably accommodate the proposed development site. If necessary
a scheme to reinforce the existing public water supply network in order to
accommodate the site shall be delivered prior to the occupation of any building.
Thereatfter, the agreed scheme shall be constructed in full and remain in
perpetuity.

Reason: To ensure the site is served by a suitable potable water supply.”
(Conditions 9, 10, 11 and 12 refer)
Advisory notes were also provided in relation to SuDS Approval Body (SAB)
requirements relating to surface water, the legislative requirements of the Water

Industry Act and asset recording and protection.

Their subsequent responses, most recently on 18" February 2022, state that they
have no additional comments to make.
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Vale of Glamorgan Council Ecology Officer in response to initial consultation raised
concerns in relation to habitat loss, hedgerow loss and raised concerns that have resulted
in both further surveys and plan amendments. In response to the latest consultation, it was
stated in summary:

e The original Preliminary Ecology Appraisal conformed to national standards.

e This will continue to be an iterative process as this is an outline application

e A number of rare species have been recorded on site, but none of these has
any protection in law and, in their view, such species are unlikely to be
adversely affected by the development.

¢ All of these (above referenced) species are principally woodland species and
the existing woodlands are not affected by the development.

e The applicants have now provided a table listing the losses of hedgerow at
2.04 km. and a length of 3.01 km of new hedgerows and 0.3km of
hedgerows to be restored through additional planting. Therefore, the target
set out in the Biodiversity and Development SPG has been met.

e The applicants also propose to plant 1.5 hectare of hazel dominated scrub, 1
hectare of scrub and 2.5 hectares of new broadleaved woodland planting.

In addition, the mitigation for ground nesting birds on land to form the Porthkerry Country
Park extension has been discussed and is considered acceptable subject to appropriate
funding.

The requirements of Cardiff Airport in relation to birdstrike management have also been
discussed and it was considered these could be acceptably managed (from an ecological
perspective).

Vale of Glamorgan (Parks and Grounds Maintenance) — do not object to the
development, subject to security of a commuted sum to cover costs related to future
maintenance of the park extension.

Wales and West Utilities — made a request for payment to produce utility plans. No
further response was received following clarification.

National Air Traffic Control Centre stated:

“The proposed development has been examined from a technical safeguarding
aspect and does not conflict with our safeguarding criteria. Accordingly, NATS (En
Route) Public Limited Company ("NERL") has no safeguarding objection to the
proposal.”

Vale of Glamorgan Council (Transport and Road Safety) — have reviewed the
Transport Implementation Strategy and proposals for safeguarding a route for active travel
and considered the proposals acceptable in relation to public transport and active travel
provision.
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Natural Resources Wales recommended that planning permission should only be
granted subject to conditions. A summary of their detailed comments is provided below:

Dormice

NRW advised that although no dormice were found during surveys, they are aware
that dormice are present in the wider landscape, in woodland to the west/north-west
of the application site and part of Porthkerry Country Park. The intention to retain
most of the existing habitat suitable for dormice in the extended area, and further
bolster it with new woodland, scrub and hedgerow planting was welcomed.

It was advised that submission of an updated Precautionary Dormouse Strategy
was required by condition. (Condition 6 refers)

Biodiversity

It was advised that submission of an updated Biodiversity Management Strategy
was also required by condition, to reflect the iterative changes to the scheme since
original submission. It was also recommended that the habitat management
objectives within the strategy are designed with dormice in mind. (Condition 7
refers)

Pollution Prevention

In view of the potential risk to the water environment during the construction phase
a condition requiring submission and approval of a Construction Environment
Management Plan (CEMP) was requested. (Condition 19 refers)

Drainage

The proposed development is in a publicly sewered area and NRW would expect
the site to connect to the mains sewerage system.

They noted a lack of capacity or plans to improve capacity in the sewer is not a valid
reason for a sewerage undertaker to refuse connection under Section 106 of the
Water Industry Act 1991, and they may refuse to issue an environmental permit for
private treatment facilities in such circumstances.

They also noted the application form states that foul drainage will be discharged to
the public foul sewer and DCWW's suggested condition — and offered no further
comments on that basis.

Their response on 2" March 2022 confirmed no change to their previous advice.
Western Power Distribution initially stated that there is an extensive 11kV network that
will require diversion and LV supplies to buildings within the development that will require

attention. A subsequent response also highlighted concern regarding the proximity to
overhead lines, provided advisory notes relating to the provision of electricity to the site.
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Shared Regulatory Services (Environment) stated “...available records identify the site
as including/being in close proximity to an historic landfill and former quarry site (Model
Farm Landfill and Model Farm Quarry). Further historic landfill is identified as being within
potential influencing distance of the development site. The nature and extent of infilling of
these sites is unknown.”

It was requested that conditions be included in the interest of the safety of future
occupiers. These relate to ground gas protection, land contamination assessment and
mitigation, as well as conditions relating to unforeseen contamination, imported soil and
aggregate, as well as the use of site won materials. (Conditions 23-28 refer)

Shared Regulatory Services (Environment — Air Quality) stated that they agreed with
the conclusions of the Air Quality Assessment, i.e. that the operational impact of the
development was not significant. It was also considered essential that a suitable
Construction Environmental Management Plan, outlining a detailed Dust Management
Plan with appropriate measures, be submitted and approved prior to the development
proceeding. (Condition 19 refers)

Clir Andrew R T Davies stated in a letter dated 13" August 2019:

“While | accept that the site in question is included within the Local Development
Plan, the LDP stipulates that it should be phased with other developments around
Cardiff Airport, and this is not reflected in these proposals. Furthermore, the traffic
situation in the area has deteriorated greatly since the LDP was adopted, and |
firmly believe that at least until sufficient remedial measures are put in place, the
development should not be given the go ahead.

| also have strong reservations about the potential impacts the development will
have on the natural environment, given it is situated in an area that includes natural
woodland. Additionally, | note that the proposals include an extension of Porthkerry
Park and were this to go ahead serious regard would need to be given to ensure
residents’ privacy is protected sufficiently.

From my conversations with Cardiff Airport, | detect that there is currently no
pressure on or demand for additional cargo space. | consequently believe that the
development looks speculative at best, and | remain to be convinced by the
business case for it.

For these reasons, | do not believe the development should go ahead, and | urge
you to reject the application. Furthermore, were permission to be granted, the
adverse effects the development will have on the community will need to be
mitigated, and it in this scenario the Council would need to secure significant s106
contributions from the developers.”

A further letter dated 15" February 2022 stated:

“I wish to be clear at the outset that all previous grounds for objection | have cited
still stand. However, | am conscious these will automatically be considered as part
of any new decision taken regarding the application. | will therefore focus my
comments on the viability reports that were not disclosed when the application was
initially determined.
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The viability report supplied by RPS Sutton estimates that in the first 8 years, the
development will make a loss of over £6million. When added to the building costs of
almost £73million, this suggests a total loss of almost £80million. When planning
obligations, not accounted for in the report, are added, this loss will almost certainly
increase. This demonstrates that the development is not commercially viable, and
so should be rejected on these grounds.

| remain of the view that the grounds for objection | have cited previously are
sufficient in planning law for the application to be rejected. The new grounds | have
highlighted add considerable weight to that. | therefore urge you to refuse planning
permission.”

Transport for Wales (and separately Welsh Government) raised concern in their initial
responses relating to the lack of accommodation for a future rail link across the site, and a
lack of sustainable transport provision within the proposals.

A revised joint response was received on 04 March 2021, which stated in summary:

“Transport for Wales (TfW) has been asked by the Welsh Government to identify
the most suitable corridor for a rapid transit link to the airport and therefore to
identify the area(s) of land that should be safeguarded and engage with you in this
regard. The corridor must be of a suitable width for a rail solution, should this be
selected in future as the preferred transport mode for the rapid transit link.”

Plans were also provided by TfW illustrating a Route Safeguarding Corridor and an
indicative area to safeguard. It was also stated:

“The rationale for safeguarding this particular rapid transit corridor is that it will:
¢ Provide sufficient land for a rapid transit shuttle service that can connect to
Vale of Glamorgan line rail services via a new interchange to the east of
Rhoose
¢ Allow the airport and surrounding Gateway Development Zone to be served
but without the need to divert rail services away from communities along the
Vale of Glamorgan line

¢ Minimise the extent of land required by following the development site
boundary
¢ Allow for an intermediate station to serve the business park, which is

accessible from an existing public highway rather than through the
development site

...On this basis, and subject to the indicated land being safeguarded, | have been
asked to confirm that the Welsh Government would be willing to withdraw its
previous objection to this planning application based on the absence of route

safeguarding option(s) for a potential future rail link.” (section 106 agreement
refers)

Barry Town Council stated a strong objection to the development, for the following
reasons:

e The proposals would generate increased and unacceptable traffic levels, leading to
congestion particularly on local roads.
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e There appears a lack of a phasing programme within the application.
e The project appears purely speculative, with currently no identifiable tenants.

e The proposals do not appear to have adequately assessed the implications for the
local environment.

e The project does not appear to be initiated or led by the key site activity/occupier i.e.
Cardiff Airport. This reinforces the speculative nature of the proposals.

e The proposed extension of Porthkerry Park —who funds this proposal and who
maintains in future this is not explained.

e There appears to be poor linkage between pedestrian routes and cycleways in the
proposals. Also question mark regarding the practicality of walking to the site via
local roads and Porthkerry Park.

e The loss of a productive farm is not acceptable.

e The construction of new build on green field land is not acceptable. The Council
should be directing developers to existing Brownfield sites e.g. Llandow Airfield and
former Dow Corning land.

e The unacceptable and ill-timed traffic surveys - not undertaken at peak periods.

e The proposals appear at odds with the objectives and sentiments of The Well Being
of Future Generations (Wales) Act 2015, to the detriment of the people of Barry and
local rural villages.

e The proposals appear dysfunctional in travel/transport terms with heavy reliance
upon private motor vehicles. There are limited proposals for improving public
transport in terms of buses or rail passengers/freight.

Their response on 17" February 2022 reiterated these concerns, and:
e The Town Council considers it should be a statutory consultee in this matter
e The Town Council are disappointed that the Development Viability Appraisal

was not made publicly available when this application was first considered and
its subsequent implications for the Section 106 payments/funding arrangements.

e There are local alternative sites for redevelopment as industrial parks e.g. Bro
Tathan development.

e The recent updated TAN 15 document identifies that parts of the site may be
liable to potential flooding.

e The proposed development will adversely impact upon the existing foul drainage
system and local Sewage Treatment Works.
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e There is concern that local public footpath network will be adversely impacted by
the proposed development.

St Nicholas and Bonvilston Community Council stated:

“The St Nicholas with Bonvilston Community Council reconsidered this planning
application to develop 44.79ha of agricultural land at Model Farm at our meeting of
March 7, 2022 and resolved to again object.

The proposal documents acknowledge that development at Model Farm will result
in increase traffic volumes using the A4226 to Sycamore Cross, then onwards along
the A48 through the villages of St Nicholas and Bonvilston.

Both villages already suffer road noise levels that are harmful to the health and well-
being of residents, and increased traffic will make this worse. This problem has
been recognised by the Welsh Government, and the Vale Council has been
actioned, and has a duty to reduce the harm to residents of St Nicholas and
Bonvilston from road noise.

It's been suggested that Officer recommendation for approval of this proposal,
without first addressing the traffic and road noise issue along the A48, and reducing
it to “safe levels”, may be unlawful.

On the following pages, are the results of Environmental Noise Mapping from 2017.
This mapping is now outdated, as the opening of the new (A4226) road in 2019, to
replace Five Mile Lane, has greatly increased the number of heavy vehicles taking
this route, and as a result the level of road noise, particularly in St Nicholas.”

Friends of the Earth objected to the application on grounds of drainage, flooding, and foul
sewage concerns.

The letter states, more specifically, that the foul drainage (DC/WW) infrastructure in the
area is inadequate, resulting in frequent spillage direct to sea, which in turn has
detrimental bathing water, health, and environmental implications, as well as not adhering
to current regulatory requirements in this area. In turn, the Environmental Statement
should address the likely significant effects of the waste disposal from development, taking
into account existing environmental problems, cumulatively with other developments in the
catchment area.

Woodland Trust stated a holding objection unless the applicant is able to provide the
ancient woodland on-site with a larger buffer zone (30m).

This was due to concerns about the impact of large-scale commercial development in
close proximity to ancient woodland, and cumulative impacts such as fragmentation of
habitats, pollution, development and/or human pressures, and hydrology, citing
‘detrimental edge effects that have been shown to penetrate woodland causing changes in
ancient woodland characteristics that extend up to three times the canopy height in from
the forest edges’.

The response also refers to other mitigation measures and standing advice from Natural
Resources Wales on this topic and provides additional advice relating to veteran trees.
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First Minister - Welsh Assembly Government — has been notified of this EIA application
and associated addendum.

A Holding Direction has been issued by Welsh Government. This direction prevents the
grant of planning permission pending their final decision as to whether it should be referred
to the Welsh Ministers.

No response has been received to date from other Baruc, Dyfan, llityd, and Rhoose Ward
Councillors.

REPRESENTATIONS

The neighbouring properties were consulted on 13 August 2019, further consultations
following amendments to the application were undertaken on 16 March 2021 and 28 April
2021, and on 27 January 2022 following the publication of viability information. Site Notices
were also displayed on 15 August 2019, 4 October 2019, 15 March 2021, 29 April 2021,
and 2 February 2022. The application was also advertised in the press on 15 August 2019,
26 September 2019, 31 March 2021, 30 April 2021, and 10 February 2022.

There were objections received from approximately 543 persons received to the initial
public consultations undertaken in 2019. At the time of writing, there have also been
objections received from approximately 471 persons to the subsequent public
consultations in spring 2021, and objections from approximately 285 persons from the
consultations in spring 2022. In addition, one person stated no objection. The Council has
also been contacted by four respondents during re-consultations, who each stated that
they did not submit, or sign, those objections.

The prevalent reasons for objection have been summarised below:
Traffic and transportation:

Increased congestion

Resultant slowing of emergency response times, impact on airport viability

Detriment to highway safety

High accident rate on port road/a4662/ recent death of pedestrian on port road

The proposals do not address existing poor public transport/ active travel

connectivity

Infrastructure improvement cost will need to be met by public funds

e Car dependent/ unsustainable development

e Local road surfacing poor/ future maintenance/ highways not designed for modern
traffic loads

e Traffic survey work outdated/ not representative or comprehensive enough (inc.

surveys undertaken during school holidays, use of public transport has decreased

following pandemic)

Sustainable transport improvements not funded/ guaranteed

The benefits of sustainable transport improvements have been overstated

Transport modelling has not taken into account other developments

Assumptions regarding Covid impact and modal shift are incorrect/ unrealised
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Loss of farmland:

Loss of good quality arable/ productive farmland/ farmhouse
Opposition to eviction of tenant farmer

Loss of sovereign food production capability (with added emphasis due to Ukraine
war)
Significant recent changes in agricultural planning policy

Heritage:

Archaeology survey (desk based) not sufficient

Evidence of the temporary railway "loop" constructed ¢.1898 should be considered
Loss of cultural landscape

Detrimental impact to heritage assets, such as the setting of local listed buildings,
Porthkerry Conservation Area and Scheduled Ancient Monuments

Wellbeing and residential amenity:

Adverse impacts relating to: noise, overlooking, overshadowing, smells, light
pollution, loss of daylight, loss of privacy, dust, vibration, litter, residents mental
health and privacy

Prolonged detrimental impacts at construction phase

Road traffic noise (inc. in St Nicholas and Bonvilston)

Air pollution from associated vehicular traffic

Disruption and change in character of local communities

Lack of noise survey/ report

The need for the development:

Alternative brownfield sites are available

No justification for / need / interest for the development

No demand for cargo capacity (can be accommodated within existing infrastructure)
ICAT training centre - space available to northern part of allocation

Reduced need for office space following pandemic

It will eventually fail/ site subsequently developed for housing

A cumulative overdevelopment of the area

Land allocation to the north should be phased in first

Phasing - previous drafts of the LDP stated that the development should be phased
after land the northern side of Port Road

It is contrary to national and local planning policies

Cardiff Airport is failing, required bailout, expansion of Bristol Airport

Employment allocations are not coming forward

Visual and landscape impact:

Detrimental visual impact

Loss of views/ gateway into Rhoose
Loss of countryside, green/open space
Amalgamation of Rhoose with Barry
Encroaches into Porthkerry Park
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e LVIA assessment is insufficient (inc. does not take into account views from the
viaduct and does not provide photomontages/ superimposed images of
development)

e Resultant detrimental impact on tourism and views from public rights of way

Porthkerry Park extension:

e VoGC will require additional resources to manage additional land
e Sufficient 106 obligations required for infrastructure improvements
e Recreational use will cause detriment to ecology/ biodiversity

Sustainability and climate change:

e It will cause environmental destruction

e Significant contribution to climate change/ not sustainable

Political hypocrisy (policy goals to promote both airport expansion and tackling
environmental conservation and climate change are mutually exclusive)

e Detrimental impact on future generations
e No consideration of Energy Centre
e VoGC and WAG have declared climate emergency
e Contrary to VoGC Project Zero
Ecology:
e Losses in biodiversity and habitat
e Loss of protected species
e Loss of ancient and mature woodland
e Recreational use of park extension conflicts with biodiversity interests
e Ecological assessments/ surveys insufficient and a number of rare species have not
been taken into account
Drainage:
e Unacceptable surface water and foul drainage impact
e Flooding
e Would overwhelm public sewers/ local treatment works (Egerton grey pump station)
e Pollution to whitelands brook/ porthkerry park from resultant overflow
e Local stormwater infrastructure inadequate — resulting in silting of whitelands brook
e SuDS assessment insufficient/ concerns regarding deliverability
e Detrimental impact of infrastructure to ancient woodland

Rapid Transit Corridor:

Objections to the safeguarded route

It is not included in the LDP

Separate consultation required on these proposals

Detrimental impact to nearby residents, ecology, farm access, heritage assets,
archaeology, local roads and traffic, crosses gas main and other drains

Lack of detail

e Impact on land allocated for housing

P.53



e Not deliverable
Viability:

Prospective jobs/ economic benefit overstated

No capacity in local workforce

Development should not be granted permission if not viable
Insufficient infrastructure contributions

Taxpayer burden

Viability work outdated and/ or assumptive

Land purchase overpriced

Erodes weight in favour of the economic benefits

Procedural Matters:

e Insufficient notice/ consultation to the application and the Cardiff Airport and
Gateway Development Zone SPG

Insufficient notice/ consultation by developer for PAC

Inappropriate to consult during pandemic

The decision is a foregone conclusion

LDP should be revisited/ not fit for purpose (in face of climate/ nature emergency)
Lack of consultation on LDP

Put on hold until LDP review concluded

Dishonesty/ bribery/ lack of transparency/ conflicts of interest / bias

Incorrect application fee paid

Profiteering

Error and omissions within the technical assessments/ supporting documentation
Documentation outdated

Representations miscounted

Other matters:

Land contamination

Impacts to Public Rights of Way

Detrimental impact on property values

Detrimental impact to local business

Danger to aircraft safety from birdstrike

Danger to occupiers from nearby gas installation
Concerns relating to potential development at Aberthaw

REPORT

Planning Policies and Guidance

Local Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that in
determining a planning application the determination must be in accordance with the
Development Plan unless material considerations indicate otherwise. The Vale of
Glamorgan Adopted Local Development Plan 2011-2026 forms the local authority level tier
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of the development plan framework. The LDP was formally adopted by the Council on 28
June 2017, and within which the following policies are of relevance:

Strategic Policies:

POLICY SP1 — Delivering the Strategy
POLICY SP2 — Strategic Sites

POLICY SP5 — Employment Requirements
POLICY SP7- Transportation

POLICY SP10 — Built and Natural Environment
POLICY SP11 — Tourism and Leisure

Managing Growth Policies:

POLICY MG9 — Employment Allocations

POLICY MG10 — St Athan - Cardiff Airport Enterprise Zone

POLICY MG11 - Land to the South of Junction 34 M4 Hensol

POLICY MG16 — Transport Proposals

POLICY MG18 — Green Wedges

POLICY MG19 - Sites and Species of European Importance

POLICY MG20 — Nationally Protected Sites and Species

POLICY MG21 - Sites of Importance for Nature Conservation, Regionally Important
Geological and Geomorphological Sites and Priority Habitats and Species
POLICY MG22 — Development in Mineral Safeguarding Areas

POLICY MG28 — Public Open Space Allocations

Managing Development Policies:

POLICY MDL1 - Location of New Development

POLICY MD2 - Design of New Development

POLICY MD3 - Provision for Open Space

POLICY MD4 - Community Infrastructure and Planning Obligations
POLICY MD7 - Environmental Protection

POLICY MDS8 - Historic Environment

POLICY MD9 - Promoting Biodiversity

POLICY MD14 - New Employment Proposals

POLICY MD15 - Protection of Allocated Employment Sites

In addition to the Adopted LDP the following policy, guidance and documentation supports
the relevant LDP policies.

Future Wales: The National Plan 2040:

Future Wales — the National Plan 2040 is the national development plan and is of
relevance to the determination of this planning application. Future Wales provides a
strategic direction for all scales of planning and sets out policies and key issues to be
considered in the planning decision making process.

In relation to Cardiff Airport and the Enterprise Zone, it is stated on Page 82:
“Cardiff Airport is an essential part of Wales’ strategic transport infrastructure. It is an
international gateway connecting Wales to the world and is an important driver within the

Welsh economy. Cardiff Airport is located within the Cardiff Airport and Bro Tathan
Enterprise Zone which offers opportunities for investment in the site and surrounding
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areas. The Enterprise Zone offers a wide range of development sites and business
accommodation, providing opportunities for the development of bespoke facilities or
investment in existing accommodation.”

The following chapters and policies are of relevance in the assessment of this planning
application:

Chapter 5 — The Regions
e The Vale of Glamorgan falls within the South East region.
e Regional policies provide a framework for national growth, for regional growth, for
managing growth and supporting growth.
¢ In the absence of SDPs, development management process needs to demonstrate
how Future Wales’ regional policies have been taken into account.

Policy 1 — Where Wales will grow
0 Supports sustainable growth in all parts of Wales.
o Development in towns and villages in rural areas should be of an appropriate
scale and support local aspirations and need.

Policy 2 — Shaping Urban Growth and Regeneration — Strategic Placemaking
0 Based on strategic placemaking principles.

Policy 3 — Supporting Urban Growth and Regeneration — Public Sector Leadership
0 The public sector must show leadership and apply placemaking principles to
support growth and regeneration for the benefit of communities across
Wales.

Policy 4 — Supporting Rural Communities
0 Supports sustainable and vibrant rural communities.

Policy 5 — Supporting the Rural Economy
0 Supports sustainable, appropriate and proportionate economic growth in rural
towns.
0 Supports development of innovative and emerging technology businesses
and sectors to help rural areas unlock their full potential, broadening the
economic base and creating higher paid jobs.

Policy 9 — Resilient Ecological Networks and Green Infrastructure
0 Action towards securing the maintenance and enhancement of biodiversity
(to provide a net benefit), the resilience of ecosystems and green
infrastructure assets must be demonstrated as part of development
proposals through innovative, nature-based approaches to site planning and
the design of the built environment.

Policy 10 — International Connectivity
o Cardiff Airport identified as a strategic gateway to facilitate international
connectivity.
o Enterprise Zone offers opportunities for investment in the site and
surrounding areas.
o New development around strategic gateways should be carefully managed to
ensure their operation is not constrained or compromised.
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Policy 11- National Connectivity

0]

0]

Support developments associated with improvements to national
connectivity.

Where appropriate, new development should contribute towards the
improvement and development of the National Cycle Network and the key
links to and from it.

Policy 12- Regional Connectivity

0]

0]

Priority in urban areas is improving and integrating active travel and public
transport.

Priority in rural areas is supporting the uptake of ULEV vehicles and
diversifying and sustaining local bus services.

Active travel must be an essential and integral component of all new
developments.

New development and infrastructure should be integrated with active travel
networks and where appropriate ensure new development contributes
towards their expansion and improvement.

Supports reduced levels of car parking in urban areas, car free developments
in accessible locations and developments with car parking spaces that can
be converted to other uses over time.

Where car parking is provided for new non-residential development a
minimum of 10% of car parking spaces should have electric vehicle charging
points.

Policy 13 — Supporting Digital Communications

0]

New development should include the provision of Gigabit capable broadband
infrastructure from the outset.

Policy 15 — National Forest

0]

Supports tree planting as part of new development proposals.

Policy 16 — Heat Networks

o

o

Large-scale mixed-use development should where feasible have a heat
network with a renewable / low carbon or waste heat energy source.
Relevant planning applications should include an energy masterplan and an
implementation plan, if applicable.

Policy 33 — National Growth Area — Cardiff, Newport and the Valleys

o

National growth area is the focus for strategic economic and housing growth,
essential services and facilities, advanced manufacturing, transport and
digital infrastructure.

Supports development in the wider region which addresses the opportunities
and challenges arising from the region’s geographic location and its functions
as a Capital region.

Policy 36 - South East Metro

0]

Supports the development of the South East metro and refers to maximising
associated opportunities arising from better regional connectivity.
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Liwybr Newydd: The Wales Transport Strategy 2021

This is a strategic policy document that aims to shape the transport system in Wales over
the next 20 years. It sets out four long-term ambitions for the transport system in Wales,
delivered through a set of five-year priorities. These include more active travel, more local
services, growth in public transport use, electrification and more affordable and
sustainable transport choices.

The strategy also contains nine ‘mini-plans’ for modes and sectors: active travel, rail; bus;
roads (including streets and parking); the third sector; taxis and private hire vehicles;
freight and logistics; and ports, maritime transport and aviation.

The document outlines the following priorities:

e support remote working so people can work from an office near their home one or
more days a week instead of commuting long distances, in line with our wider
Welsh Government target of 30% of the workforce to work remotely on a regular
basis

e |ocate new public services such as education, health and leisure facilities close to
where people live, and to existing public transport routes, adopting a Town Centre
First approach

e build new workplaces and homes close to public transport and design new
developments to be walk- and cycle-friendly from the outset

e ensure a joined-up approach to infrastructure investment decisions across Welsh
Government and in regional planning

e maximise the use of land close to transport hubs including railway stations and
ports, as sites for investment and growth

e improve access to fast and reliable broadband both at home and for businesses

e set aside land for multi-modal hubs to transfer long haul freight to smaller vans or e-
cargo bikes for last mile deliveries, so that deliveries in urban areas are more
efficient and cause less congestion.

The aviation ‘mini-plan’ also outlines Welsh Government priorities. Stating that over the
next five years, they will:

e develop Cardiff Airport to enable Welsh-based passengers to fly from closer to
home

e work with the UK Government and the Jet Zero initiative, as well as with Cardiff
Airport, to reduce the environmental impacts of aviation

e support Cardiff Airport to recover from the impact of COVID-19 on the business and
wider industry

e engage with UK airports and other devolved administrations to improve regional
connectivity to Wales as part of the regional planning process

e continue to work with the UK Government on levelling up UK-wide aviation policy
specifically for Wales, including continuing the pursuit of devolution of Air
Passenger Duty (APD) to Wales and via the introduction of new Public Service
Obligation (PSO) air services

e continue to explore opportunities to better connect Cardiff and Wales with the rest of
the UK and Europe.

The well-being ambitions for the aviation mini-plan are:
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e Cardiff Airport is accessible and staff have the skills and training to ensure that
everyone feels welcome and is supported where appropriate

e there are fewer greenhouse gas emissions from Wales based aviation

e Cardiff Airport has a robust decarbonisation strategy, delivering measures such as
onsite generation, energy exporting and carbon neutral buildings Economy and
places

e communities across Wales, including rural communities, benefit from better, safer
local and international connectivity

e good connectivity means that businesses are confident about relocating to Wales
and staying in Wales, whilst Welsh businesses are reaching new markets

e the aviation supply chain and general aviation deliver benefits to economically
disadvantaged areas that have traditionally suffered from lack of quality
employment

e Wales is a centre for skills in aircraft maintenance and engineering, prominent in the
national and international delivery of Maintenance, Repair and Overhaul (MRO)
services

e we have helped grow international visitors to Wales and business passengers
safeguarding jobs in the visitor economy across Wales Culture and the Welsh
language

e more international visitors will discover and enjoy our rich cultural heritage and
language

e more Welsh speakers will be able to travel using the Welsh language

Planning Policy Wales:

National planning policy in the form of Planning Policy Wales (Edition 11, 2021) (PPW) is
of relevance to the determination of this application. The primary objective of PPW is to
ensure that the planning system contributes towards the delivery of sustainable
development and improves the social, economic, environmental and cultural well-being of
Wales. The following chapters and sections are of particular relevance in the assessment
of this planning application:

Chapter 2 - People and Places: Achieving Well-being Through Placemaking,

e Maximising well-being and sustainable places through placemaking (key Planning
Principles, national sustainable placemaking outcomes, Planning Policy Wales and
placemaking

Chapter 3 - Strategic and Spatial Choices

Good Design Making Better Places

Promoting Healthier Places

Sustainable Management of Natural Resources
Placemaking in Rural Areas

Accessibility

The Best and Most Versatile Agricultural Land
Development in the Countryside

Supporting Infrastructure

Managing Settlement Form — Green Wedges
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Chapter 4 - Active and Social Places

Transport
Activities in Places (retail and commercial development)
Recreational Spaces

Chapter 5 - Productive and Enterprising Places

Economic Infrastructure (electronic communications, transportation Infrastructure,
economic development, tourism and the Rural Economy)

Energy (reduce energy demand and use of energy efficiency, renewable and low
carbon energy, energy minerals)

Making Best Use of Material Resources and Promoting the Circular Economy
(design choices to prevent waste, sustainable Waste Management Facilities and
Minerals)

Airports

5.3.17 Airports are important hubs, which play a significant role in providing national
and international connectivity for tourism and business. The Welsh Government
supports the growth and enhancement of airports and their infrastructure in Wales
and the improvement of transport links to them by road and rail, particularly those
which improve public transport accessibility.

5.3.18 Planning authorities should recognise the strategic and local importance of
airports and their potential as centres of economic activity. Authorities should
promote access to airports by sustainable transport, taking into account the existing
and planned levels of public transport, and ensure environmental impacts, including
airborne pollution, are fully taken into account.

Chapter 6 - Distinctive and Natural Places

Recognising the Special Characteristics of Places (The Historic Environment, Green
Infrastructure, Landscape, Biodiversity and Ecological Networks, Coastal Areas)
Recognising the Environmental Qualities of Places (water and flood risk, air quality
and soundscape, lighting, unlocking potential by taking a de-risking approach)

Technical Advice Notes:

The Welsh Government has provided additional guidance in the form of Technical Advice
Notes. The following are of relevance:

Technical Advice Note 5 — Nature Conservation and Planning (2009)
Technical Advice Note 11 — Noise (1997)

Technical Advice Note 12 — Design (2016)

Technical Advice Note 13 — Tourism (1997)

Technical Advice Note 14 — Coastal Planning (1998)

Technical Advice Note 16 - Sport, Recreation and Open Space (2009)
Technical Advice Note 18 — Transport (2007)
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* Technical Advice Note 23 — Economic Development (2014)
* Technical Advice Note 24 — The Historic Environment (2017)

Welsh National Marine Plan:

National marine planning policy in the form of the Welsh National Marine Plan (2019)
(WNMP) is of relevance to the determination of this application. The primary objective of
WNMP is to ensure that the planning system contributes towards the delivery of
sustainable development and contributes to the Wales well-being goals within the Marine
Plan Area for Wales.

Supplementary Planning Guidance:

In addition to the adopted Local Development Plan, the Council has approved
Supplementary Planning Guidance (SPG). Some SPG documents refer to previous
adopted UDP policies and to ensure conformity with LDP policies, a review will be carried
out as soon as is practicable following adoption of the LDP. The Council considers that the
content and guidance of the adopted SPGs remains relevant and has approved the
continued use of these SPGs as material considerations in the determination of planning
applications until they are replaced or otherwise withdrawn. The following SPG are of
relevance:

» Biodiversity and Development (2018)
» Cardiff Airport and Gateway Development Zone (2019)

Paragraph 7.21: Due to the scale of the site, the phasing of the development is
important to ensure that there is adequate infrastructure to support the proposal.
The Council will require an appropriate phasing strategy to be submitted to support
future applications on the site which demonstrates that the proposal would not
compromise the future development of the entire site and that each phase of the
proposal would be supported by adequate infrastructure. The phasing strategy will
therefore need to consider all landowners and those with an interest in the site. A
collaborative approach should be pursued to ensure the phasing strategy does not
undermine the council’'s aspirations for the site. The phasing strategy should identify
green infrastructure and demonstrate how it relates to other parts of the site and the
wider area. The focus should be on ensuring green infrastructure is in place and
established ahead of any potential impacts on protected species or their habitat.

» Conservation Areas in the Rural Vale

* County Treasures

» Design in the Landscape

» Parking Standards (2019)

* Planning Obligations (2018)

* Public Art in New Development (2018)

e Sustainable Development - A Developer's Guide

* Travel Plan (2018)

» Trees, Woodlands, Hedgerows and Development (2018)
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* Porthkerry Conservation Area Appraisal and Management Plan

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

e Employment Land and Premises Study (2013)
e Further Advice on Employment Land and Premises Study (2015)
e Cardiff Airport and St Athan Enterprise Zone - Strategic Plan 2015

e St Athan and Cardiff Airport Enterprise Zone - Draft Strategic Development
Framework 2015

e Local Development Plan Highway Impact Assessment (2013)
e VOGC - Local Transport Plan (2015)
e Open Space Background Paper (2013)
Other relevant evidence or policy guidance:
e Manual for Streets (Welsh Assembly Government, DCLG and DfT - March 2007)

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

e Welsh Office Circular 11/99 — Environmental Impact Assessment

e Welsh Office Circular 13/97 - Planning Obligations

e Section 72(1) of the Town and Country Planning (Listed Buildings and Conservation
Areas) Act 1990, imposes a duty on the Council with respect to any buildings or
other land in a conservation area, where special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of that area.

e Section 58 (1) of the Marine and Coastal Access Act places a requirement on the
Council to take authorisation decisions in accordance with the appropriate marine
policy documents, unless relevant consideration indicates otherwise.

e Planning for Sustainable Buildings July 2014

e Cardiff Airport and St Athan Enterprise Zone Strategic Plan 2018 — 2021

e Cardiff Airport 2040 Masterplan

e South East Wales Transport Alliance Regional Transport Plan (2010)

e Vale of Glamorgan Local Development Draft Review Report (November 2021)
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e Vale of Glamorgan Local Transport Plan 2015 — 2030

e Vale of Glamorgan Corporate Plan 2020 — 2025

¢ Vale of Glamorgan Council Climate Change Challenge Plan 2021 - 2030
¢ Welsh Government: Noise and soundscape action plan 2018 — 2023

e Welsh Government: Natural Resources Policy (2017)

e Welsh Government: Prosperity for All: Low Carbon Wales (2019)

e Welsh Government: Building Better Places (2020)

e Welsh Government: National Strategy for Coastal Erosion and Risk Management in
Wales (2020)

Well-being of Future Generations (Wales) Act 2015

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

Issues
Background

Previous Planning Committee

This planning application was considered by the Vale of Glamorgan Council’s Planning
Committee on 14th July 2021, where it was resolved to grant planning permission subject
to a Section 106 legal agreement that was subsequently signed and the permission issued
on 30th July 2021. The planning application decision was subsequently quashed by the by
consent by the High Court on 6th October 2021 on the sole ground that the officer’s report
wrongly advised Members that the viability reports could not be released to the public. It is
also now subject to a Holding Direction from Welsh Government, which restricts the grant
of permission until they decide whether the application should be referred to the Welsh
Ministers for their decision. Welsh Government have indicated that they are awaiting an
updated report from the Council prior to making that decision.

In light of recent case law and having regard to the Local Government Act 1972 (Schedule
12(A)), and the relevant advice in Planning Policy Wales Edition 11, documentation
relating to development viability has now been made to view publicly and a re-consultation
exercise has been undertaken. The results of the consultation exercise are summarised in
the ‘representations’ section of the report, above.
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The application and report

This is a major EIA application and in considering a screening request in 2018, the Council
determined that an Environmental Impact Assessment was required, having regard to the
key issues identified in Schedule 3 of the 2017 Regulations and WO Circular 11/99. It was
concluded that the size of the development, with consideration of the characteristics and
location of the site, made the potential impact of such that an EIA was required.

Within this context, the proposal is assessed against the above policies and guidance, with
many of the key environmental impacts identified within the supporting ES being of primary
concern, these include:-

e Highways and transportation
e Landscape and visual character
e Built heritage

In addition, the other key environmental considerations in this assessment are as follows:

Impact to residential and local amenity
Sustainability and climate change
Ecology and biodiversity

Trees/ woodlands

Drainage

Flooding

Contamination

Soil and mineral conservation

However, this report will firstly address matters relating to the principle of the development,
these being planning and transport policy, the location and the loss of the farmland and
farm buildings. The report will thereafter address matters relating to the above, alongside a
wide range of other environmental impacts and matters raised in representations. It will
also address matters relating to the Porthkerry Country Park extension/ public open space,
development viability, and planning obligations.

National planning and transport policy

In relation to the national policy framework, there is clear and recent support for the future
development of Cardiff Airport. The relevant documents have been outlined above in the
‘planning policies and guidance’ section of this report, in more detail. Their significance in
relation to this site is discussed in more detail below:

Future Wales: The National Plan 2040 (2021)

This national development framework supports Cardiff Airport for its strategic importance
for international connectivity, it being the only airport in Wales that offers scheduled
international flights. This is emphasised by Policy 10, which states:

e Cardiff Airport identified as a strategic gateway to facilitate international
connectivity.

e Enterprise Zone offers opportunities for investment in the site and surrounding
areas.
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¢ New development around strategic gateways should be carefully managed to
ensure their operation is not constrained or compromised.

It is also stated that:

“Cardiff Airport is located within the Cardiff Airport and Bro Tathan Enterprise Zone which
offers opportunities for investment in the site and surrounding areas. The Enterprise Zone
offers a wide range of development sites and business accommodation, providing
opportunities for the development of bespoke facilities or investment in existing
accommodation.” (page 82)

The application site is located within the aforementioned Enterprise Zone, providing for just
over half of the land allocation in the ‘Gateway Development Zone’ adjacent to Cardiff
Airport. Its presence in context of the LDP is discussed in more detail below, but Members
should note the strategic nature of the location and that the national policy framework,
recently put in place by Welsh Government and post-dating the LDP, fully supports the
future development of Cardiff Airport and the Enterprise Zone.

Liwybr Newydd: The Wales Transport Strategy 2021

This document sets out four long-term ambitions for the transport system in Wales,
delivered through a set of five-year priorities, as well as containing a ‘mini-plan’ for
aviation. It also provides policy support to the strategic development of Cardiff Airport,
whilst emphasising in particular the need to improve sustainability of air travel as well as
connectivity to the airport.

In addition, Welsh Government have outlined its long-term ambition for 30 per cent of the
workforce to work from home or remotely, achieved by giving people more choice over
how and where they work. This ambition is also reflected in the strategy, which accept that
more local services and more active travel can mean fewer people needing to use their
cars daily.

The other stated priorities of particular significance to this development are, to:

¢ maximise the use of land close to transport hubs including railway stations and
ports, as sites for investment and growth

e improve access to fast and reliable broadband both at home and for businesses

e set aside land for multi-modal hubs to transfer long haul freight to smaller vans or e-
cargo bikes for last mile deliveries, so that deliveries in urban areas are more
efficient and cause less congestion.

There have been many representations made which oppose the principles behind some of
these policies. The two prevalent reasons have been those relating to viability and
management of Cardiff Airport (such as its national ownership, public funding); and that
the objectives of supporting the aviation industry and combatting climate change are
mutually exclusive.

In relation to the latter, the tension between these two objectives is clearly recognised
within the document, with the stated vision for aviation in Liwybr Newydd being:
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“We are committed to maintaining an aviation capacity in Wales, because of the benefits
that it brings to the Welsh economy as a whole, whilst recognising the challenges this
creates for meeting our targets on decarbonisation.” (page 88)

The document envisages that measures will be put in place to decrease greenhouse gas
emission from Wales based aviation, as well as adoption of a decarbonisation strategy at
the airport (such as onsite generation, energy exporting, and carbon neutral buildings) to
mitigate this impact. In doing so, Liwybr Newydd and Future Wales provide a robust and
recent policy framework that commits to supporting and promotes the principle of
developing Cardiff Airport and the Enterprise Zone.

In addition, Planning Policy Wales (11" Edition) and TAN 23 - Economic Development
support the strategic, plan led approach that directs industrial development to allocated
employment sites though a plan-led system.

The matters of sustainability and climate change (insofar as they relate to these outline
proposals) are considered in more detail later in this report.

Local planning policy and background
Local planning policy and guidance should accord and harmonise with the national policy
framework. Those of greatest relevance to this application are discussed in more detail

below:

Local Development Plan

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that the
determination of a planning application must be in accordance with the Development Plan,
unless material considerations indicate otherwise. This comprises the Vale of Glamorgan
Local Development Plan (LDP) 2011 — 2026.

Policy SP2 (Strategic Sites) of the LDP identifies sites within the Vale of Glamorgan that
are considered to be major elements of the implementation of the LDP Strategy. The site
is part of a wider allocation referred to within the document as the ‘St. Athan — Cardiff
Airport Enterprise Zone'. It is one of only eight Enterprise Zones designated by Welsh
Government, which are geographical areas that support new and expanding businesses
by providing first class business infrastructure and support.

The development plan strategy recognises the importance of Cardiff Airport to the future
prosperity of the Vale, being a strategically located site that is intended to stimulate inward
investment and economic growth. This is reflected in Policy SP5 (Employment
Requirements) which states that the LDP Strategy recognises that, in following through
with the development of the St. Athan — Cardiff Airport Enterprise Zone, the Vale of
Glamorgan will play an important role in promoting the future economic prosperity of the
region.

In order to facilitate the Enterprise Zone, 77.4 ha of land is allocated to focus on business
and employment uses catering specifically for the needs of the aerospace industry and
high tech manufacturing. This area is referred to as the ‘Gateway Development Zone’ and
Policy MG9 - Employment Allocations of the LDP notes the site as being part of the
strategic employment site allocation. The application site is an important component of the
Gateway Development Zone and thus the wider employment allocation. As such, it must
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be recognised that the site has been designated for employment use and the principle of
the development proposed in the application is clearly established through the adoption of
the LDP.

The application site equates to just over half of the Gateway Development Zone
employment allocation. The remainder of the allocated employment land is located to the
northern side of Port Road. The land on the northern side has seen some piecemeal
development over the years, with a college, a small airport business park, and a hotel
located here. The Holiday Inn Express Hotel is the only significant development on the
southern side of Port Road, which otherwise comprises largely of a network of agricultural
fields, a farmhouse, and its yard.

Policy MG9 states that the employment uses for this site should be a mixture of B1, B2
and B8 uses. Policy MG10 — St Athan — Cardiff Airport Enterprise Zone refers more
specifically to the Enterprise Zone and the creation of a ‘masterplan’ for its development;
to inform the planning and development of the allocated sites. The key elements of the
masterplan would be to deliver employment, land for the extension of Porthkerry Country
Park, an energy centre and sustainable transport infrastructure. The supporting text also
notes phasing will be critical. In support of the above, Policy MD14 — New Employment
Proposals states that, on existing and allocated employment sites, development proposals
for B1, B2 and B8 employment uses, and complementary ancillary uses, will be supported.

It is also noted that an LDP review has commenced, which will monitor progress and
implementation. The review is not a moratorium on development, however, and the LDP
will remain extant until at least 2026 or until a new plan is adopted (expected 2025),
whichever is sooner.

Cardiff Airport and Gateway Development Zone SPG

Policy MG9 of the LDP, noted above, does not place a duty upon the applicant to provide
a masterplan for the Gateway Development Zone. In this respect, the Council has adopted
further guidance in the form of the Cardiff Airport and Gateway Development Zone
Supplementary Planning Guidance (SPG). The document expands upon the policy
framework and also provides an illustrative masterplan at Appendix 10, as depicted below:
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10.10. AppeNDIX 10: ILLUSTRATIVE MASTERPLAN
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The SPG does, however, refer to phasing, noting it is important to ensure that there is
adequate infrastructure (including green infrastructure) to support the proposal at each
phase. It also states that future applications should be supported by an appropriate
phasing strategy. This is discussed in more detail below.

The need for the development

A lack of need for the development has been raised by many in representations. The
principal concerns relate to the lack of any detailed interest, the future viability of Cardiff
Airport and, the availability of alternative brownfield land locally and elsewhere in the
region to satisfy any such need.

Need for the development

The LDP policies relevant to this site are outlined and discussed above. However, in
relation to need, it must be noted that the LDP polies are underpinned by evidence and
have undergone a rigorous examination process. The site allocation was informed by the
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Employment Land and Premises Study (2013), which is a background paper to the LDP. It
is stated within:

“In terms of the inward investment market, the Vale of Glamorgan does not have a high
profile. It is quite rural and recognised as such. The Vale also has little property available
which could meet the needs of inward investors. Major office based businesses are likely
to look to Cardiff City rather than the Vale. However, the St Athan — Cardiff Airport
Enterprise Zone has been successful in generating business investment, primarily
connected to St Athan.” (para. 4.11)

The document forms part of the evidence base for this land allocation. The rationale for the
location (that underpins the allocation) is the strategic nature of the location. There are
several existing industrial sites and other, allocated employment land in the Vale which
can meet present and arising local demand. However, land in locations such as Barry
docklands, Llandow, and those further afield are unlikely to be suitable for businesses in
the aviation industry or those reliant on international connectivity, for example. It is
employment opportunities arising from these sorts of sectors which the designation of the
Enterprise Zone seeks to exploit.

There is no tangible evidence of site interest provided by the applicant, but it must be
acknowledged that there is no policy requirement for them to do so. The site is already
allocated for employment use within the LDP, for the reasons and evidence base outlined
above. This application also comes to the Council in outline and so, understandably, the
proposals lack in specific detail at this point in time. If the developer had or were able to
generate interest and the inward investment needed to progress, this detail would
inevitably follow as part of reserved matters submissions. Nonetheless, the Draft LDP
Monitoring Report (Nov 2021) identifies that the LDP target of 20% of employment site
allocations being approved by 2020 has been met, signifying there is wider demand for
employment land, the Vale labour workforce is projected to continue growing, and that this
strategic site is integral to future job supply and growth.

A condition is recommended requiring the future reserved matters applications to be
supported by a statement which explains how that phase of development shall comply with
the strategic objectives of the Enterprise Zone and Local Development Plan, specifically to
create a business destination that caters for the needs of the aerospace industry and high
tech manufacturing (condition 40 refers).

Phasing

As has been noted in representations, previous draft iterations of the LDP once specified a
sequential approach within the Gateway Development Zone, geared toward the northern
part of the allocated land being brought forward first. This is not the case within the
Adopted LDP. The latter makes no such distinction in relation to timing, thus placing no
barrier to this site being brought forward first, should circumstances allow.

The site context dictates that the northern part of the allocation is more suited to
development, than the southern. The main reasons being the highway infrastructure and
the greater sense of openness (and productive agricultural use) of the application site, in
comparison to the northern side, which is bounded by arterial roads and the airport.

Though not referred to explicitly, this is recognised within the supporting text of Policy
MG10, which states:
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“Given the fine landscape qualities of the Vale of Glamorgan, and the need to promote
sustainability, development to the south of Port Road is only considered acceptable as part
of a comprehensive development including the transfer to the ownership of the Vale of
Glamorgan Council (together with appropriate negotiated financial contributions) of land for
a 42ha extension to Porthkerry Country Park (Policy MG28 refers).”

The LDP, by requiring land to extend Porthkerry Country Park, seeks to mitigate the
potential impacts associated with development of the application site, i.e. as a standalone
development. The development of the allocation in isolation of the northern side, as must
follow, does not conflict with the LDP. As is the case for all development on this scale,
funding/ investment and timings, in particular, are complex and subject of many variables.
There are no reasonable grounds to resist development of this part of the allocation ahead
of the other, if interest transpires and the site can be brought forward for development.

The application is in outline, therefore, no definitive phasing plan exists at present time,
nor can one reasonably be expected at this stage. In relation to transportation
infrastructure, indicative details are provided within the Transport Implementation Strategy.
It is, nonetheless, important to ensure adequate control over phasing (build out rate), to
ensure adequate infrastructure provision as development progresses. This can be
achieved by a condition, as referred to in the s106 section of the report (see condition
38). The adequacy of existing/ proposed site infrastructure is considered later in this
report.

The proposed use:

It is envisaged that the proposed employment uses on the site comprise a mixture that is
complementary to Cardiff Airport and caters specifically for the needs of the aerospace
industry and high-tech manufacturing, to encourage strategic investment and the creation
of a business destination that is attractive to local and international businesses. The uses
could encompass high quality office accommodation, high-tech industry, specialist
education and training facilities, for example.

The application is in outline, and therefore the exact nature of proposed occupiers is not
known at this stage. The proposed mix and ratio of uses, all within Classes B1, B2 and B8
of The Town and Country Planning (Use Classes) Order 1987, is considered an
appropriate parameter for this site. However, in view of the strategic nature of the site and
Enterprise Zone, for example those serving more local needs, may not be appropriate and
a condition is recommended to require the development to comply with the strategic
objectives of the Enterprise Zone and Local Development Plan, specifically to create a
business destination that caters for the needs of the aerospace industry and high tech
manufacturing (condition 40 refers).

In summary, the proposal seeks employment uses on a strategic employment site, which
has been assessed and considered acceptable for these uses in the adoption process of
the Local Development Plan. The uses are, likely, to be principally be based around the
aviation industry, complementary services or ‘high-tech’ industry to complement the
ambition of the Enterprise Zone. The site has the potential to generate significant
economic benefits for not just the Vale of Glamorgan but also the region and Wales as a
whole, both in terms of direct and indirect employment opportunities.
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Loss of farmland, buildings and impact on the tenant farm

Impact of the development on the tenant farm

The majority of the site is occupied agricultural farmland and objections have been
submitted by many citing the impact of the development on the tenant farmer, if the
development was to be approved. In this respect, TAN 6 states:

“Farms vary considerably in size, type of farm business and layout. The loss of part of a
holding can have important implications for the remainder. The effect of severance and
fragmentation upon the farm and its structure may be relevant.” (para. 6.2.6)

The site encompasses a total of approx. 93ha, and most of which is actively farmed and
contains the farmhouse and yard/ barn complex associated with Model Farm. There are
also areas, such as the woodland, which are not actively farmed. Arable fields dominate
the higher lying, more exposed and predominantly flat areas, while grazing and strips of
woodland dominate the sheltered slopes and valleys. The field system consists of
moderately sized fields enclosed by hedgerows of varying height and density.

It is stated within the Environmental Statement that the farm is currently operating as a
going concern and is anticipated to support 4 employees in the Agriculture sector. There
have been objections to the loss of a working farm raised by the tenant and many others in
representations.

Whilst understandably disappointing to the tenant, these issues have been weighed
against the benefits of the development and the positive contributions explained in this
report. While the representations received in this respect have been considered, the
personal circumstances of the tenant farmer and his family are not considered to outweigh
those other significant factors weighing in favour of the proposal. Having regard to the
impact on the farm and holding generally and the loss of a working farm, in the face of the
significant economic benefit associated with the development and its allocation within the
LDP, it is considered that the proposals are acceptable in this regard.

There is a portion of land to the east of the site that is also in the ownership of the
applicant. This land is understood to be subject of a separate tenancy. In the event need
arose for replacement agricultural building(s) off-site, there is not likely to be an objection
in principle to them on that land (subject to usual planning considerations such as siting
and design).

Agricultural land

The existing use of the agricultural land is a mixture of arable cultivation, improved
pasture, and permanent pasture. In terms of the Agricultural Land Classification, the vast
majority of the site is classified as Grade 3b. This grade indicates a moderate quality,
which is not afforded the same protection in policy terms as the Best and Most Versatile
(that is grades 1, 2 and 3A) as identified by Policy MD1 (Location of New Development) of
the LDP.

There is some land on the site classified as Grade 4 (poor), whereas a smaller proportion,
equating to approx. 1.7%, is classed as Grade 3a (good). The latter is amongst the Best
and Most Versatile as defined above. Policy MD1 of the LDP states, at Criterion 9, that

P.71



developments should have no unacceptable impact on the best and most versatile
agricultural land.

The concerns relating to local and sovereignty over food supply are noted. However,
notwithstanding the above, there is no wholesale protection afforded to all agricultural/
‘greenfield’ land within the planning policy framework. The majority of the site is allocated
toward employment and public open space, with the economic benefits, together with
public amenity and nature conservation weighing in its favour. In view of this, and that the
extent of good quality agricultural land on the site is very limited, the impact is considered
acceptable and accords with Policy MD1.

Sustainability and climate change

It is recognised that sustainable development and the causes, impacts and mitigation of
climate change are wide ranging and so affect, to varying degrees, all the facets of
development on this scale. The matter of the principle of the development, insofar that it is
for development of a business park adjacent to an airport, and the contribution of the
aviation industry to climate change, has been considered previously in this report. It is
worth reiterating here that the recently adopted Welsh Government policy in Future Wales
(the National Development Plan for Wales) supports the principle of this type of
development given its strategic location and connections to the Airport.

The detailed sustainability of individual buildings is not known due to the outline nature of
the proposals but would be given further consideration at detailed design (and would need
to meet separately with Building Regulations requirements, in this regard). In terms of
making provision for more sustainable transport options Future Wales: The National Plan
requires new non-residential development, to provide a minimum of 10% of car parking
spaces to have electric vehicle charging points (Policy 12 — Regional Connectivity) refers.
This is secured by condition 43.

In addition, matters relating to sustainable transport connectivity specifically, and the other
direct environmental impacts of the proposals, are considered in more detail below.

Energy supply

Policy MG10 (St Athan - Cardiff Airport Enterprise Zone) of the LDP refers to the provision
of a sustainable energy centre (such as a Combined Heat and Power Plant) to ensure the
development has high sustainability credentials. Policy MD2 (Design of New Development)
meanwhile states that new development should mitigate for climate change within design,
construction and use. Policy 16 of Future Wales (2021) refers to District Heat Networks,
stating schemes of this size should prepare an energy masterplan and, if applicable, an
implementation plan.

There are no specific details of energy provision provided with the application. However,
the applicant has pledged to co-operate and consider options and the feasibility of
establishing a sustainable energy centre for the Enterprise Zone. It is considered
reasonable and appropriate to have such a study carried out, however but this can be
secured by condition (see condition 34). This would allow the opportunity for it to be
carried out as a joint exercise with other interested parties in the Enterprise Zone and have
regard to the more detailed proposed once they are known at a later stage. However, the
proposals are also of sufficient magnitude to require consideration of feasibility on its own
merits, should it proceed in isolation.
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Economy

The policy framework and strategic nature of the location have been discussed in detail in
the policy sections above. In addition, the proposals have the potential for significant job
creation and make a major contribution to the local and regional economy. This is
considered in more detail within the Environmental Statement, which concluded that (and
taking into account the loss of the farmland and farmstead) the proposals have the
potential to have a major beneficial and long term impact in this respect.

The ES finds that The Vale of Glamorgan economy contributed approximately £2.0 billion
in Gross Value Added (GVA) to the Welsh economy in 2015, which was around 3.6% of
the Welsh economy as a whole that year (ONS), ranking the Vale of Glamorgan 13th out
of the 22 local authorities in Wales. In addition, a relatively high concentration of high-skill
residents was identified in the Vale, but this was not reflected in the nature of locally
available jobs, with heavy out-commuting to Cardiff.

The proposed development therefore brings with it the potential for creation of high quality
jobs, such that are in demand in the locality, bringing greater employment opportunities
that can be exploited by the existing residents of the Vale, as well as opportunities to local
businesses in servicing the site and in terms of indirect expenditure. In addition, the
development could facilitate new training and apprenticeship opportunities, which is given
further consideration in the S106 section of this report, below (and referred to in
conditions 35 and 36).

It is estimated in the ES that the development will create capacity to accommodate around
3,225 net additional FTE jobs for the Vale of Glamorgan, supporting approximately £94
million in net additional wages and £171 million in net additional GVA. This figure factors in
the indirect benefits of the development, through repeated effects of expenditure in the
economy through supply chains and by workers. This evidence (though an estimation and
dependent on delivery) demonstrates the significant positive economic potential that could
be realised from the development of the site.

Traffic, Travel and Access

Matters relating to sustainable transport infrastructure, including connectivity, are
considered in more detail in the S106 section of this report. The matters of access,
parking, traffic generation, and highway safety, are considered below:

Vehicular access

The development is proposed to be accessed via two points on the existing highway
network. There would be one access on the eastern side of the site, served by the addition
of a fourth arm to the existing Port Road/A4226 three-arm roundabout. The second access
would be to the western side, via the roundabout arm serving the Holiday Inn Express from
Port Road.

In respect of the accesses, the Council's Highways Engineer has advised that the

proposed points of access, including the reconfiguration of the eastern (A4226)
roundabout are acceptable.

P.73



In relation to the western (Holiday Inn Express) access, the plans illustrate that the existing
configuration of the roundabout would be maintained, with access to 11 of the 12
development plots via a spine road located off an existing spur. The roundabout is
considered able to acceptably deal with modelled development traffic, however, the
existing configuration would provide sole priority to ‘Plot 1’ of the development. The
comments of the Highways Engineer state that the priority should instead be given to the
spine road serving the development site, which appears reasonable based on likely
predominance of movements into the development site (rather than the hotel or Plot 1).

There would be further engineering detail required, and is it considered reasonable for
details of both access points to be secured by condition. This would include for the
detailed design, safety auditing, and an active travel route to be factored in. In the case of
the western access, the alteration to priority would require further design work to be
carried out. However, it is considered that the alterations can be accommodated for within
the application site and/or land in ownership of the applicant, and ultimately provide for
acceptable connectivity on to the adopted highway. It is considered necessary, due to
likely further design work, for the details to be secured by condition (condition 13 refers).

The vehicular access to the site is therefore considered acceptable and would not
adversely impact upon the free flow of traffic or highway safety. The detail of the spine
road and other internal road would be subject to review at reserved matters.

Traffic

A scoping exercise was undertaken with the Council, Welsh Government and Transport for
Wales to agree the broad measures required to assess the transport aspects of the
development proposal, including the extent and timings of initial survey work, based on
industry standards and best practice. These discussions have informed the Transport
Assessment (TA) submitted with the application, which assesses the likely traffic /
highways impacts that would result from the development, in the context of the existing
road network and the modelling work to establish the likely number of car movements.

The initial surveys and assessments were undertaken in 2018, and this formed the
baseline for the initial modelling. The survey timings were considered appropriate given
the highway works being undertaken at Five Mile Lane/ Weycock Cross at other times that
year. From this baseline, future year scenarios were created for 2026 and 2029 by
applying traffic growth rates (at the time) to the observed traffic flows. The growth rates
included allowances for background traffic growth, committed development, as well as
traffic associated with the proposed development. The traffic assessment took account of
the due improvements to Five Mile Lane development, but the potential M4 Link via
Pendoylan was discounted from the assessment as it was not committed.

The TA assessed traffic impacts at a series of junctions, the scope of which was agreed
with the Council’s Highways Development section and their appointed consultant. An initial
modelling of 11 junctions was undertaken, as well as a capacity assessment for the Port
Road (A4226) link to Weycock Cross. This work identified junctions requiring detailed
operational assessment, i.e. those with a projected increase of greater than 10%. These
junctions were:

e Northern Site Access roundabout;

o A4226, B4265, Tredogan Road & Dragonfly Drive roundabout; and
e Weycock Cross

P.74



The TA has thereafter been reviewed by the Council’s appointed consultant on behalf of
the Highway Authority and this initially raised a number of queries regarding the
assessment methodology, although these have subsequently been addressed within the
accompanying Technical Note, which was also subject to further review. The latter TN
included a further junction assessment of Sycamore Cross.

In representations, a letter from Paul Bansham Associates (as a peer review) advises that,
in their opinion, the detail assessment should extend to Culverhouse Cross. This gyratory
was, however, scoped out due to projected overall increases being below 10% (approx. 1-
3%, peak hours), that also came within expected daily flow fluctuations. The modal shift
(toward non-private car trips), though ambitious, was also considered achievable, if the
identified infrastructure improvements associated with development of the Gateway
Development Zone were to come forward. These schemes (identified within the Transport
Implementation Strategy) are not committed — though are subject to further discussion in
the s106 section of this report, below. The documents have also been reviewed by the
Highways Engineer in consultation with the appointed consultant, who considered the
scope and methodology of the TA, and associated documents, acceptable.

It is, therefore, considered that the TA (and associated Technical Note) provide for a
robust basis for traffic impacts to be assessed. In summary, it observes that this
development would not result in the Port Road (A4226) link, the site access roundabout,
Dragonfly Drive roundabout or Sycamore Cross operating over capacity. However, it did
identify that Weycock Cross would operate over capacity at peak hour in the 2029
scenario, i.e. at full build out.

In response to concerns raised over this impact, as well as the timing and delivery of
infrastructure improvements, a ‘Transport Implementation Strategy’ (TIS) was submitted by
the applicant. This work has identified that the Weycock Cross modelled at over capacity
at approx. 95% ‘build out’ of the development.

In addition to the above, the TIS seeks to address observed changes to working patterns
and behaviours as a result of the Coronavirus pandemic that are likely to have a long term
impact on commuter travel patterns using these roads and junctions. Although the
significant reductions in traffic flows seen in summer 2020 were temporary, there remains
a palpable shift in attitudes, as well as in transport policy, toward promoting long term
adoption of more home and flexible working. The Welsh Government ambition, with
reference to Liwybr Newydd, is for 30% of the workforce to work remotely by putting in
place a series of measures to give people more choice over how and where they work.
Investiture in sustainable and active travel is also a part of this strategy.

The details of further modelling work are shown in the TIS, which by extracting the number
of commuters from the data and making adjustment for both 30% and 20% of the
workforce working remotely, calculates the impact of likely continuation of this trend on
Weycock Cross. The growth factors applied to passenger numbers from Cardiff Airport
(despite a likely set back) and the baseline have not been changed.

The peak pandemic level of home and remote working will have reduced as measures to
tackle the pandemic and as restrictions were lifted. The adoption of a 20% scenario for
modelling purposes is considered to be a realistically cautious representation, considering
the direction of travel toward and support for remote and flexible working in the long term.
The impact of flexible working upon peak flows within the modelling data is significant,
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even in the 20% scenario, and the TIS finds that Weycock Cross would not operate over
capacity as a result. This document has been reviewed by the Highways Engineer, who is
in agreement in regard to its conclusions and raises no objection in relation to traffic
generation/ congestion. Their most recent response confirms no change in this regard, and
Condition 38 restricts development build out beyond 20,000sg.m unless an active travel
route is completed connecting Cardiff Airport to Weycock Cross.

In relation to the Porthkerry Country Park Extension, although an unquantified increase in
visitor numbers is expected, it is not anticipated that there would be significant implications
as a result of traffic congestion. It is noted that concerns are raised in relation to
emergency response times, including access to Cardiff Airport. However, as noted above,
the development is not considered to have a significant adverse impact in relation to traffic
congestion, and so is also considered acceptable in this respect.

Accordingly, it is considered that the TA demonstrates satisfactorily that the existing
highway network is capable of accommodating the proposed development’s forecasted
traffic, without resulting in an unacceptable traffic impact locally and in the within the wider
highway network. This is notably reliant upon infrastructure improvement in the locality, to
in order to promote travel by means other than private car. These matters are discussed
below in the s106 section of the report, below.

Therefore, based on the above, it is considered that the proposals would not have an
unacceptably harmful impact upon traffic congestion or highway safety, complying with the
requirements of policies MD1, MD2, and MD7 of the LDP and the Councils Parking
Standards SPG.

Heritage

The Vale of Glamorgan LDP policies generally reflect the national policy for the strict
control of development affecting conservation areas, listed buildings, and other heritage
assets. These policies and guidance also reflect the duties imposed upon the Council by
the Planning (Listed Buildings and Conservation Areas) Act 1990. These, together with the
impact of the development upon local heritage assets, are discussed in more detail below:

Listed Buildings / Conservation Areas

Policy SP10 (Built and Natural Environment) of the LDP aims to preserve or enhance the
character or appearance of the Vale of Glamorgan’s conservation areas. In particular,
Policy MD8 (Historic Environment) requires development proposals to preserve or
enhance the character or appearance of conservation areas, as well as the preserve or
enhance the setting of listed and locally listed buildings, their settings and any of its
features of significance.

There are no designated historic assets (listed buildings / conservation areas) present on
the site and, therefore, the development would not have a direct impact in this regard.
There are, however, a number of listed and locally listed buildings in the locality, and the
Porthkerry Conservation Area is also located to the south of the site.

A Built Heritage Statement prepared has been submitted with the application and the
impact upon built heritage is also a topic in the Environmental Statement. This document
has been reviewed by the Council’'s Conservation Officer, who considered it to accurately
reflect the impacts of the proposed development on the setting of local historic assets. The
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document, together with the Environmental Statement, provide a robust analysis in this
regard.

It is acknowledged within this documentation that there is potential to impact on the
significance of six designated heritage assets and two undesignated heritage assets. Of
primary concern are the impacts to Lower Porthkerry Farm House (Grade Il listed); Upper
Porthkerry Farm House (Grade Il listed), and the Porthkerry Conservation Area. The
statement concludes that there will be a moderate degree of harm to the setting of these
assets.

In addition, the statement identifies that there would be a moderate degree of harm to the
significance of the Lower Porthkerry Farmhouse; Upper Porthkerry Farmhouse; and The
Porthkerry Conservation Area, a minor degree of harm to the significance of Church
Farmhouse (Grade 11*); the Outbuilding to Church Farmhouse (Grade 11*); the former
stables block associated with Upper Porthkerry Farm House (locally listed County
Treasure); and Egerton Grey (locally listed County Treasure). In addition, a negligible
degree of harm to the setting of the Church of St Curig (Grade 11*) was identified; whilst
there would be no material impact to Porthkerry Viaduct (Grade I).

The Conservation Officer objected to proposals on this basis and was also of the opinion
that the impact to another County Treasure (local listing), the Barns at Welford Farm,
should have been considered. It was considered, as a result of changes and harm to
significance already seen through significant alterations to the farmstead through the
demolition of the farmhouse; that the development would result in a minor degree of harm
to this asset, due to the change to the immediate and wider setting.

In terms of mitigation, it is suggested that the careful management of lighting within the
proposed development will assist in reducing light spill and in reducing the perceived level
of harm to these assets; although, it is acknowledged that this would be unlikely to
completely remove all harm.

In conclusion, the Conservation Officer states:

“| agree with the conclusions of the Built Heritage Statement that there will be varying
degrees of harm to the setting of historic assets. This is contrary to policies SP10 and MD8
of the LDP. On this basis | cannot offer my support to the application.”

However, you will need to reach your own conclusion, and if necessary, carry out a
balancing exercising weighing any ‘harm’ against any benefits. Furthermore, you will need
to demonstrate how considerable importance and weight has been afforded to the
considerations to which s66 and/or s72 of the Planning (L