



































AGENDA ITEM NO. 4

PLANNING COMMITTEE
15 JUNE 2010

06/P/14193(W) — APPROVAL OF DETAILS OF PLAY AREA AS REQUIRED
BY SECTION 106 AGREEMENT RELATING TO PLANNING PERMISSION
FOR THE ERECTION OF 44 DWELLINGS AT LAND AT EDWARD
STREET, PONTYPOOL, TORFAEN
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1.2

2.1

3.1

3.2

Purpose of Report

To consider the details submitted in order to agree the details of the
play area which has been constructed in association with the
residential development for 44 dwellings at Edward Street.

Consideration of the play area details was deferred at Planning
Committee on 18™ May 2010 in order for the applicant to submit further
details with regards to the individual pieces of play equipment to be
installed. This information has subsequently been received and will be
reported to Planning Committee.

Site History

06/P/14193(W) Erection of 44 dwellings with ancillary Approved
road and drainage works subject to
section 106
Agreement
19.02.08

03/P/07845(W) Prior notification for demolition of 1 — Approved
84 Edward Street 19.02.03

Background

In February 2008 full planning permission was granted for the erection
of 44 dwellings on land at Edward Street. This permission was subject
to a section 106 agreement. The approved layout of the residential
development included an area allocated for a Local Equipped Area of
Play (LEAP). The Section 106 Agreement required the provision of
these play facilities together with a commuted sum for its maintenance.
Part of the requirement of the Section 106 Agreement included the
submission of a written design and specification to the Council for
agreement.

The developers started to install some of the play equipment without
having submitted details to the Council to agree. Following a complaint
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4.1

4.2

5.1

6.1

7.1

from a resident the developers were requested to cease installation of
the equipment and submit full details for the Council to consider.

Proposed Development

The scheme as originally submitted included the installation five pieces
of equipment including a see saw, set of swings, climbing frame,
springy and roundabout tub. The climbing frame, swing and see saw
had been installed prior to the submission of the details. Following the
receipt of objections to the scheme as originally proposed negotiations
took place in an attempt to address the issues raised. An amended
plan has been received.

The amended plan shows the climbing frame removed, retention of the
see saw and swings and the springie and the installation of a
hopscotch area and a skipping zone. A landscape buffer zone has
been indicated adjacent to the two dwellings which face onto the play
area, No. 10 and 11 Hanbury Grove.

Consultations

LEISURE: No response.

Representations

NEIGHBOUR CONSULTATIONS: Initially the following were consulted
on the original plan submitted: 10, 11, 30 and 31 Hanbury Grove; 21,
23 and 25 Prince Street. Following the submission of amended plans a
wider re-consultation exercise took place and the following were
consulted: 1 — 40 (inc) Hanbury Grove; 21, 23 and 25 Prince Street. A
further letter with details of the play equipment has been sent to
residents giving them an opportunity to make additional comments if
necessary

Representations Received

In response to this initial consultation two letters were received from
the occupiers of No. 10 and 31 Hanbury Grove. A following is
summary of their comments on the original scheme:

e We are not happy at all at the size and scale of the play area.

e It would be a very different story if this were a toddler play area.
e A playground for older children should be planned in an open
field.

Health and safety if nearby residents have not been considered.
Play area is very close to bay window resulting in overlooking..
Trees should be planted.

Disturbance and noise caused on a daily basis should have
been considered.

e Play area should be moved.
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7.2

e The play area doesn’t meet the standards.

e We were previously advised that the play area would be aimed
at pre-school children.

e The area will be taken over by older children and teenagers due
to the equipment provided.

Following the re-consultation exercise an additional letter from the
occupier of No. 10 Hanbury Grove has been received. The following
comments were made:

‘I am very disappointed with the proposal sent for the following
reasons:

e Health and Safety policy has not been followed for nearby
residence: noise and disturbance by kids playing exactly opposite
our living room and kitchen which is only 2.5 meters away from
playground - do you consider that skipping noise in front of our
living room and kitchen room where we are dining will be very
convenient for a healthy living? the noise and disturbance is
affecting mental state of mind, hopefully government is bearing this
in mind and will think hard about going forward with this proposal

e code of Privacy for nearby residence has not been followed: it will
not be possible to live normal life as one always has to be on
alert by being watched from play area just in front of our front and
rear garden, as well as overlooking into all of our rooms in front of
the house - such a small distance between play area and nearby
house should never been approved by planning department as it is
clearly a breach of planning permission ; area in front of our living
and kitchen room should be absolutely free of any play area up to
a brick wall in the back

o there seems to be no change in equipment size i.e to be replaced
for a smaller children group i.e toddlers that can be placed in the
back of the play area and between brick walls

« there is no plan for trees to be planted along brick walls as originally
discussed and agreed with developer and Brian Mathews back in
Sept/Oct last year

o there should not be any banks nor any equipment that will attract
teenagers and older kids to hang about, drink, play football as it
has already happened

« kids have been entering playground at 7am already, especially at
weekends and and then older kids are hanging about until late at
night which means that LIFE WILL BE UNBEARABLE and this
cannot be ignored!

« and what about possible violence - how will this be handled? kids of
all ages and from all over near by area were entering this play
area - HOW DO YOU PROPOSE TO RESOLVE THIS PROBLEM
GOING FORWARD ?! When developer get a permission to build
houses, a playground build then is relating to this particular
development site - not to all neighbourhood!
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7.3

8.1

o this playground can not handle demand for all kids nearby -
these kids need a big playarea elsewhere on OPEN FIELD where
they can scream and shout to their content!

e Such a small area and its position can only serve small
kids/toddler's play area, and not what has been proposed to date!

| would like you to reconsider and examine once again proposal sent
which is no acceptable to me and to my husband as it stands, for all
the reasons mentioned above.’

In addition to this objection four letters have been received from other
residents of Hanbury Grove, in addition to a petition with 104
signatures, objecting to the proposed amendments as they wish the
park to be retained as it is and opened. A following is a summary of
the issues which they have raised:

e The park should be made available for children of all ages.

e This area needs more safety features, curbs and bollards.

e The road layout needs to be reconsidered and a speed limit of
15 mph put in place.

e Please take into account the UN Convention on the Rights of
Children. Their comments should be taken into account.

e The children are being taunted in the park.

e The skipping area is dangerous as there have been instances of
children being strangled.

e Children prefer to create hopscotch areas themselves and have

such an area in their school.

Who will maintain the landscaping?

The springie is dangerous.

To take away the equipment would have a detrimental effect.

Why can’t the climbing frame be kept and moved to the back of

the site?

e We all knew when we bought the houses that this area would be
a play area.

e Children of all ages have a right to play.

e More equipment needs to be provided.

e Disabled children need to be taken into account with the design
of the play area.

Assessment and Conclusion

When considering the full application for the residential development
the developer offered to provide a Local Equipped Area of Play.
However, now the details have been submitted, it has become
apparent that the area allocated for the play area is more suited to the
provision of a Local Area of Play. Guidance in relation to the design of
LEAPs and LAPs are set out in the Fields in Trust document ‘Planning
and Design for Outdoor Sport and Play.’
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8.2

8.3

8.4

9.1

This document gives guidance on types of play areas, equipment to be
provided and advice on their design and layout. The play area as
originally proposed resulted in large pieces of play equipment being
located in close proximity to the two dwellings facing onto the play
area, Nos 10 and 11 Hanbury Grove, which would have had an
adverse impact on the amenities of the occupiers of these dwellings.
As a result this original proposal did not conform to the guidelines
referred to above. Therefore negotiations took place to reach a
compromise and to overcome the play areas unacceptable relationship
with the adjacent dwellings, whilst still providing a suitable play area for
the residents of Hanbury Grove.

The amended scheme shows the deletion of two of the larger pieces of
equipment which were located directly outside of the affected
dwellings. These have been replaced with a hopscotch area and a
skipping area. In addition to this a landscaped area has been
proposed directly outside these two dwellings which will enable a 5m
buffer zone to be provided between the facade of the dwellings and the
play zones. The bigger pieces of equipment, consisting of the swings
and the see saw are located to the rear of the site, away from the
facade’s of the dwellings. This amended scheme is more in line with
the guidance in relation to a LAP as opposed to a LEAP, which is
considered more appropriate on a site of this size. The occupier of No.
10 Hanbury Grove still considers this amended layout to be
unacceptable. However, from a planning point of view, it is considered
that this amended scheme will not have an unacceptable adverse
impact on the amenities of the occupiers of these dwellings. The
objector has stated that she wishes this play area to be removed and
relocated. However, there is a requirement for developments of this
size to provide a Local Area of Play.

Several letters have also been received from the residents of Hanbury
Grove who are in support of the retention of the play area as originally
proposed and oppose the amendments and the removal of some of the
equipment. They have stated that the play area should be provided for
the children of the area and that the proposed amendments would
result in the reduction in the play facilities for the children, which is
unacceptable. Whilst their concerns are appreciated, the retention of
the play area as originally proposed would be unacceptable for the
reasons stated above. It is considered that the proposed amendments
results in a compromise which protects the amenities of the occupiers
of the dwellings directly adjacent to the play area, whilst still providing
adequate play facilities for the children to play.

Recommendation

It is recommended that the proposed amended scheme for the details
of the play area to be approved.

17



Recommendation(s):

1. That the contents of the above report be noted.

| Appendices | None
Background Note: Members of the public are entitled, under the
Papers Local Government Act 1972, to inspect background

papers to reports. The following is a list of the
background papers used in the production of this
report.

None

For a copy of the background papers or for further information about
this report, please telephone: Richard Lewis, Head of Development Control
(Tel. 01633 647628)




AGENDA ITEM NO. 5

PLANNING COMMITTEE
15 JUNE 2010

DELEGATED APPLICATIONS

Report submitted by: Duncan Smith, Chief Officer Planning & Public
Protection Officer
Report written by: Richard Lewis, Head of Development Control

THE FOLLOWING APPLICATIONS WERE AVAILABLE FOR
CONSIDERATION BY THE CHIEF PLANNING & PUBLIC PROTECTION
OFFICER, IN CONSULTATION WITH THE CHAIRMAN OF PLANNING
COMMITTEE, ON 1- 31MAY 2010

08/P/00725(E) — Fix planting boxes to front elevation at The Greenhouse,
Newport Road, Llantarnam, Cwmbran for S A Brain & Co — APPROVAL

09/P/00386(W) — Re-open blocked window and install new timber window,
replace existing window frame at Tyr Ywen Farm, Ty Canol Way,
Greenmeadow, Cwmbran for Mr C Vimpany — APPROVAL

09/P/00547(E) — Two storey extension of office facilities to the front of the site
(currently single storey) and the single extension to the industrial unit attached
to the rear of the offices. Two new entrances for vehicles are also proposed
at Unit 15, Gilchrist Thomas Industrial Estate, Blaenavon for BBI Enzymes —
APPROVAL

10/P/00002(E) — Renewal of existing pitched and flat roof areas, with renewal
of associated gutters and flashings and introduction of safety rails and ladders
for maintenance at Park House Flats, Park Road, Penygarn, Pontypool for
Melin Homes — APPROVAL

10/P/00007(W) — Rear extension and side extension to existing light industrial
unit at Electrospark/lronspray Ltd, Ty Coch Way, Ty Coch Industrial Estate,
Cwmbran for Ironspray Ltd — APPROVAL

10/P/00021(E) — Use of land for hand wash car facility with retention of shelter
& storage units at P.I.L.C.S Car Park, New Road, New Inn, Pontypool for Mrs
Dursun c/o Mr George — APPROVAL

10/P/00051(E) — Temporary demountable training & youth facility — app ref
06/P/14873(E) at Woodlands Field, Penygarn for Mr Mason c/o Miss Baulch —
APPROVAL

10/P/00052(E) — Replace windows to the front, rear and side elevations,
fascia board and guttering to the rear elevation at 21 Commercial Street,
Pontypool for Gateway Credit Union Ltd — APPROVAL
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10/P/00060(W) — Erect garage in side garden of property and raise height of
fence at Nant Y Bryn, Incline Lane, Henllys, Cwmbran for Mr S Price —
APPROVAL

10/P/00083(E) — Erection of single storey front elevation kitchen extension at
6 Liwyn On, Ponthir, Cwmbran for Mr R Osborne — APPROVAL

10/P/00085(E) — Erect rear boundary wall to replace fence at 224 Ashford
Close South, Croesyceiliog, Cwmbran for Mr B Taylor —- APPROVAL

10/P/00086(W) — Erection of a 13 metre high illuminated totem pole
advertisement sign (3 sided) at Lidl Foodstore, Woodside Road, Cwmbran for
Waterton Industrial Estate — REFUSAL

Reason(s) for Refusal:-

1. The proposed signage, situated adjacent to the retail premises and
adjacent to a primary highway route between Cwmbran and Pontypool
is considered incongruous and inappropriate in this prominent location
due to its design and significant scale that does not relate to the
existing building and is considered to be detrimental to the character
and amenity of the area. The proposal would conflict with Policy G1A
(i) of the adopted Torfaen Local Plan and be contrary to Planning
Policy Wales TAN 12.

10/P/00093(W) - \Variation of condition 2 of planning permission
08/P/00628(E) - submission of details and commencement of development in
relation to DIY retail store with associated garden centre at Former Alfa Laval
Premises, Grange Road, Cwmbran for Carillion Richardson (Cwmbran) Ltd —
APPROVAL

10/P/00096(W) — Erection of one detached dwelling and garage at Land
adjoining Bryn Bach, Incline Lane, Henllys, Cwmbran for Dr J Evans c/o M.
John Crowther Associates — REFUSAL

Reasons for Refusal:

1. The applicant has failed to submit sufficient information including the
maximum and minimum scale parameters of the dwelling and
indicative layout in order to determine the application and has therefore
failed to comply with the Town & Country Planning (General
Development Procedure) (Amendment) (Wales) Order (S.1.2008/2336).
It is considered that without the required information, it is not possible
to fully consider whether the proposed development, located at a
higher level than the gardens of the adjacent properties could give rise
to overlooking into the rear gardens of properties on Blaen-y-Cwm
View which could result in a significant reduction in privacy to the
detriment of neighbouring residential amenity.
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2. Based on the submitted proposed block plan, it is considered that the
proposal represents unsympathetic over development of the site,
introducing a cramped form of development that would be detrimental
to the character and amenity of the area. The block plan indicates a
dwelling in close proximity to the side boundaries of the site with
insufficient room at the front for a vehicle parking and turning area.
The proposal is therefore contrary to Policy S3 criteria A & B and Policy
G1A (criteria I, iii, iv & v) of the Adopted Torfaen Local Plan.

3. Incline Road is a narrow substandard road without footpaths, and is
considered to be unsuitable to serve additional development. A new
dwelling on this road would have a detrimental impact on highway and
pedestrian safety, which would be further exacerbated with no turning
facility within the site and the subsequent reversing manoeuvres, and is
contrary to Policy S3 (C), G1 (G and H) and G5 (A, B and E) of the
Torfaen Local Plan.

10/P/00102(E) — Crown thin one ash and one sycamore at Cerrig Felyn, Old
Penygarn Road, Penygarn, Pontypool for Cerrig Felyn — REFUSAL

Reason(s) for Refusal:-

1. The trees are considered to be healthy and they do not pose a safety
threat to the adjacent highway. The applicants have failed to submit
evidence which demonstrates the trees to be unsafe. Therefore there
is no justification for the proposed works on safety grounds. The
proposed thinning works are not considered appropriate as
maintenance works to the trees have been undertaken in the past two
years and further works would have an unacceptably harm the visual
amenity value of the trees and the surrounding area. The proposal is
therefore contrary to Policy G1B criterion ii of the Local Plan.

10/P/00108(W) — Removal of condition 9 from approval 09/P/00342(W) in
respect of retention of goat shed erection of hay storage building and
reinstatement of former gate at Land Near Henllys Church, Henllys, Cwmbran
for Mrs Channing c/o Derek Prosser - APPROVAL

10/P/00110(E) — Replace existing garage at 7 Palm Close, New Inn,
Pontypool for Mr D Ford — APPROVAL

10/P/00124(E) — The installation of floodlights at Northfields Community
Pitches, which consist of 6 lighting columns around 2 rugby pitches at
Northfields Community Pitches, Edlogan Way, Croesyceiliog, Cwmbran for
Torfaen County Borough Council - APPROVAL

10/P/00126(W) - To use the car park to trade from as a licensed butchers
lorry one morning per week (Wed 8am -1.30pm) at Talywain Rugby Club,
Pontypool for D E Meats — APPROVAL
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10/P/00134(W) — Change of roof design from hipped end to gable at Belle
Vue Nursery, Belle Vue Road, Cwmbran for Belle Vue Nursery — REFUSAL

Reason(s) for Refusal:-

1. The proposed addition of a gable end as opposed to the previously
approved hipped roof on the two storey element, by reason of its bulk,
design and prominent location, will result in an overly bulky extension
which does not relate well to the existing building which would be an
obtrusive feature in the street scene to the detriment of the visual
amenities of the area. It is therefore contrary to Policy G1A(i) and (ii) of
the Torfaen Local Plan.

10/P/00147(W) — Addition of lift facility for disabled use between existing 2
storey corridor and split level lower annex block at Coleg Gwent, Pontypool
Campus, Blaendare Road for Coleg Gwent c/o Neil Darwin — APPROVAL

10/P/00148(E) — Proposed extension to rear to enlarge existing bathroom at
15 Oak View, Blaenavon for Mr A Close — APPROVAL

10/P/00149(W) - Single storey utility and conservatory extension in place of
existing outbuilding and covered area at 31, Oak Street, Old Cwmbran,
Cwmbran for Mr William Fitzsimmons — APPROVAL

10/P/00150(E) — Upgrade of existing car park by resurfacing and
strengthening with a retaining wall at the rear of Oakfield B&B at 1 Oakfield
Terrace, Varteg Road, Blaenavon for Mr Scourfield — APPROVAL

10/P/00166(W) — Two storey rear extension to enlarge kitchen & bedroom
area, with utility/shower room on ground floor & en-suite off proposed
bedroom at 36 Churchwood, Griffithstown for Mr Batchelor c/o Mr Jones —
APPROVAL

10/P/00169(E) — Steel frame box profile sheeted building to storey hay, straw
& machinery at Ar-Llwys Land, Varteg Road, Blaenavon for Mr R Phillips —
PRIOR APPROVAL IS REQUIRED

10/P/00176(W) — Detached dwelling with attached garage at Plot 2
Snatchwood North, Snatchwood Road for Mr Bassett c/o Mrs Hernon —
WITHDRAWN

10/P/00177(E) — One internally illuminated double sided free standing display
unit at Old Oak Service Station, Abergavenny Road, Blaenavon for Primesight
— INVALID APPLICATION

10/P/00180(E) — Re-open existing door entrance to the Grade Il Listed
Building elevation at Torfaen County Borough Council, Civic Centre for TCBC
c/o Mr A Jenkins — APPROVAL
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10/P/00186(E) — Rear conservatory at 4 Twyn Cottages, Candwr Road,
Ponthir for Mr Ball c/o Mr Thomas — APPROVAL

10/P/00187(W) — Proposed side two storey extension at 6 Martindale Road,
Griffithstown, Pontypool for Mr Williams — APPROVAL

10/P/00197(E) — Single storey extension at 40 Glosters Parade, New Inn,
Pontypool for Mr Williams c¢/o Mr Bendon — APPROVAL

10/P/00204(E) — Proposed retention of security cabin permitted by permission

09/P/00100 to 31 March 2013 at New Inn Transfer Station, Panteg Way, New
Inn, Pontypool for Viridor Waste Management - APPROVAL

Recommendation(s):

1. That the contents of the above report be noted.

| Appendices | None \
Background Note: Members of the public are entitled, under the
Papers Local Government Act 1972, to inspect background

papers to reports. The following is a list of the
background papers used in the production of this
report.

None

For a copy of the background papers or for further information about
this report, please telephone: Richard Lewis, Head of Development Control
(Tel. 01633 647628)
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PLANNING COMMITTEE
15 JUNE 2010

PLANNING APPLICATIONS

Report submitted by:

Report written by:

1

11

Duncan Smith, Chief Planning & Public Protection Officer

AGENDA ITEM NO. 6

Richard Lewis, Head of Development Control

Purpose of Report

To present details of and recommendations on, planning applications which this
Committee has powers to determine.

INDEX

No.

APPLICATION
NUMBER

09/P/00457(E)

09/P/00516(W)

09/P/00567(W)

10/P/00045(W)

10/P/00123(E)

PROPOSAL &
LOCATION

Outline application for two
dwellings on a vacant site
adjacent to the Orchard
Farm Estate with some
matters reserved at
Orchard Farm Estate,
Trevethin

Proposed 24 bed
residential care home for
adults with learning
difficulties and
behavioural problems at
Regency House, Tranch

Construction of stone and
timber archway and one
pillar at Pentre Basket
Cottage, Hollybush Way,
Cwmbran

Variation of condition 1 of
08/P/00158(W) to retain 3
pillars and adjacent walls
at Pentre Basket Cottage,
Hollybush Way, Cwmbran

Extend outline planning
permission for another 3
years for single dwelling
at Plot to the rear of The
Conifers, Turnpike Road,
Croesyceiliog, Cwmbran

WARD

Trevethin

Wainflein

Llantarnam

Llantarnam

Croesyceiliog
South

RECOMMENDATION

Approval

Approval

Refusal

Refusal

Approval

PAGE
NO.

27-42

43-73

74-80

81-87

88-95
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No. APPLICATION
NUMBER

6  10/P/00151(W)

7 10/P/00154(W)

8 10/P/00162(W)

9 10/P/00167(W)

10  10/P/00185(W)

11 10/P/00193

12 10/P/00206

13 10/P/00221

PROPOSAL &
LOCATION

Construction of vehicular
hardstanding at front of
property, two storey
extension on side and
dormer window to rear
elevation at 4 Greys
Road, Cwmfields

Retention of garden
workshop and decking at
Mill Farm Cottage, Church
Lane, Henllys

To place a shipping
container size 2.4m x
2.4m x 6m on the car park
of the Threepenny Bit
Community Hall to run a
paint reuse project at
Threepenny Bit
Community Hall,
Deerbrook,
Greenmeadow

Change of Use from
storage unitto an A1 & A3
Sandwich shop at 112A
Springvale Ind Est,
Springvale, Cwmbran

New access drive to
property gaining access
from Rosemead.
Retaining wall inside
garden closing off existing
access with wooden fence
at Meadow View House,
Llanderfel Farm Access,
Henllys, Cwmbran

Single storey extension at
22 Larch Close, New Inn

Demolished existing
garage (30 years) old and
replace with new garage
with apex roof at Fairfield,
24 Ruth Rd, New Inn

Demolish existing single
storey extension and
replace with part two
storey and part single
storey at 20 Rifle Street,
Blaenavon

WARD

Cwmynyscoy

Two Locks

Greenmeadow

St Dials

Fairwater

New Inn

New Inn

Blaenavon

RECOMMENDATION

Approval

Approval

Approval

Refusal

Approval

Approval

Approval

Approval

PAGE
NO.

96-102

103-109

110-116

117-130

131-139

140-144

145-148

149-153
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Recommendation(s):

1. That the contents of the above report be noted.
| Appendices | None
Background Note: Members of the public are entitled, under the Local

Papers

Government Act 1972, to inspect background papers to reports.

The following is a list of the background papers used in the
production of this report.

None

For a copy of the background papers or for further information about this report,
please telephone: Richard Lewis, Head of Development Control (Tel. 01633 647628)

26




DATE OF COMMITTEE: 15-Jun-2010

APPLICATION NO.  09/P/00457(E) RECEIVED: 21-Oct-2009

PROPOSAL: Outline application for two dwellings on a vacant site
adjacent to the Orchard Farm Estate with some matters
reserved.

LOCATION: Orchard Farm Estate, Trevethin, Pontypool

APPLICATION TYPE:

Outline Planning

APPLICANT: Mr Barne & Mrs Tanti Orchard Farm Estate, Trevethin,
Pontypool
AGENT: Mr C Waterworth, CW Architects Ltd Grosvenor House, 8,
Park Grove, Cardiff, CF10 3BN
REPORT
SITE HISTORY
P/1212 Semi-detached bungalows (outline) Approved 2.5.79
P/2195 Residential development (7 dwellings) Approved 18.1.80
P/2722 Residential development (outline) Approved 20.2.79
P/8566 Pair of semi-detached dwellings (outline) Approved 12.10.83
P/8949 Residential development (9 dwellings- Approved 23.1.84
outline)
P14182 One dwelling Refused 25.7.89
P/14643 Residential development (12 dwellings)  Refused 23.1.90
90/P/15041 Housing development (dwellings — full) Refused 24.4.90
Appeal
allowed 24.9.90
02/P/06720 Residential development (11 dwellings)  Refused 16.12.03
04/P/11174 Various tree works Refused 2.2.05
04/P/11070 Residential development Approved 27.7.05
06/P/13482(E) Modification of a condition relating to the Refused, allowed at
provision of an off-site footpath appeal 05.04.07
08/P/00343(E) Variation of time Ilimit to extend Resolved to
residential planning permission approval subject to

BACKGROUND

completion of S106

This application was the subject of visit by the Planning Committee Site Inspection
Panel on the 4™ February 2010, a report of that site visit is attached as an Appendix

to this report.
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Outline residential consent was granted for an area immediately adjacent to this one
in July 2005. Part of that site area overlaps with the current application site. In July
2008 Planning Committee resolved to approve the renewal of the extension of that
consent (08/P/00343(W)) which requires a variation of the original section 106
agreement which is yet to be completed.

LOCATION AND DESCRIPTION OF SITE

This application site relates to an irregular shaped parcel of land which is part of a
larger area of unused land which lies at the eastern end of Orchard Farm Estate
Road which is situated within the Trevethin residential area of Pontypool.

The site lies between no. 32 Orchard Farm Estate and a wooded area within the
grounds of Ysgol Gyfyn Gwynllyw with two storey residential properties to the north
of the site at a higher level.

The land around the application site is characterised by a mix of semi-detached and
detached residential mainly semi-detached dormer bungalow properties with variety
of designs.

PROPOSED DEVELOPMENT

This is an outline application; the agent following discussions has confirmed that they
wish for access and siting to be determined at this stage.

In accordance with the Town and Country Planning (General Development)
(Amendment) (Wales) Order 2008 this outline application has been submitted with
scale parameters in terms of height as well as the area coverage.

The plans indicate 2 detached two storey dwellings each with additional
accommodation within the roof space, together a detached garage for one of the
dwellings and an attached garage with accommodation over for the other. The
dwellings are shown as having a maximum ridge height of 9m.

The one corner of the upper dwelling is shown to be 11m from the corner of No. 25
The Links, whilst its gable end would be 16.4m away from the rear elevation of No.
27 The Links.

The lower dwelling is L shaped and a minimum distance of 10.2m away from the
side of No. 32 Orchard Farm. No. 32 has a first floor bedroom window
approximately 16m away from a recessed section of the front elevation of the
proposed dwelling on the lower plot. In order to avoid any privacy issues the
submitted plans indicate that there will be no habitable room windows on the
recessed section of the front elevation.

In terms of levels Plot 2, the upper dwelling, will have a floor level 3m lower than the

floor level of properties at The Links, with the ridge height of the roof of the proposed
dwelling being 2m below that of No. 27 The Links.
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The dwellings are proposed to be served by a 4.1m width private drive off an
adopted hammerhead serving the cul-de-sac.

The access proposed utilises part of the existing driveway serving no.32, which will
retain access over the first part of the new private road proposed, the access to No.
32 falls within the control of the applicant and is within the application site. Amended
plans have also recently been received which show an area of un-adopted footway
in front of No. 31 over which access needs to be achieved, the applicants have
undertaken the appropriate procedures in terms of trying to assert ownership of this
land.

POLICY CONTEXT

NATIONAL GUIDANCE: Paragraph 9.3 (Development Control and Housing) of
Planning Policy Wales states tat new housing developments should be well
integrated with and connected to existing pattern of settlements. Sensitive infilling of
small gaps maybe acceptable though much will depend upon the character of the
surroundings. It states that insensitive infilling should not be allowed to damage an
areas character and amenity. This includes any such impact on neighbouring
dwellings, such as serious loss of privacy or overshadowing.

TORFAEN LOCAL PLAN: The site lies within the flexible Urban Boundary as
identified on the Proposals Map in the Torfaen Local Plan.

Policy G1 gives a number general development criteria and states that in considering
planning applications the impact of the proposal on existing and proposed use must
be taken into account, particularly of a residential amenity. The proposal must be
consistent with the principles of sustainable development and not prejudice
landscape or natural features on the site and the surrounding area. The proposed
development should sustain or enhance existing community facilities and be readily
accessible by public transport Access to the site must be achieved without detriment
to highway safety, and the road network, must be capable of sustaining additional
traffic generated by the proposal.

Policy G5 specifies the highway criteria against which all proposals will be
considered against.

Policy S3 states that residential development within the designated Flexible Urban
Boundary will be permitted provided that the proposed pays due required to the
integrity and character of the area, the proposal is compatible with the adjoining
uses, the proposal is compatible with the adjoining uses, the proposal can be
accessed without detriment to Highway safety, adequate parking provision can be
made on site and the proposal incorporates a landscaping scheme that respects its
surroundings.

CONSULTATIONS

PONTYPOOL COMMUNITY COUNCIL: No objections.
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EDUCATION DEPARTMENT: “Any boundary fence with Ysgol Gyfyn Gwynllyw will
need to be type 358 Weldmesh 2.7m high”.

WESTERN POWER DISTRUBUTION: Provided details of equipment in the area.
LAND DRAINAGE: “Details of connection to surface water system to be provided.”
WALES & WEST UTILITIES: No objections.

Provided details from their mains records in the area and general notes and
conditions.

HIGHWAYS: “This is an Outline Application with all matters reserved; however, it is
my view that without the necessary access | cannot consider development of this
site.

The Design Statement and Access Statement attached to the application states “The
site does not currently have formal access. The proposals suggest that a private
drive will be possible using the crossover (drop kerb) located in the southwest corner
of the site. This private drive will serve the new dwellings as well as the existing
house (No. 32)".

Drawing No. G1220-P02, which is attached to the application, shows a 4.1 metre
wide private drive serving the three properties.

| have responded to a similar proposal put forward in a pre-application enquiry by the
applicants, C W Architects. They were advised that the maximum allowable units
served by a single private drive in accordance with the Torfaen Residential &
Industrial Design Guide, is two units and that as a consequence there can be only
one additional property off this existing private drive.

It is evident on site that land within the red line area of the application forms part of
the drive/parking area of an existing property (No. 32); as such, there would be a
loss of parking provision for this existing property because if a vehicle were to be
parked on it then it would be obstructing the private drive to the two new plots. No
replacement parking space for No. 32 has been indicated on the plan.

It was because of this, that | advised in my pre-application response that any access
to serve the two properties should be off another section of the turning head that
does not already serve any properties. It would appear from the proposals put
forward in this current application that this advice has not been taken up.

Manual for Streets recommends that residents should carry their refuse no more
than 30 metres for collection, one of the plots is located over 50 metres away from
the turning head where the refuse would be collected.

| am aware that planning consent has been granted to develop the land included
within the site together with adjacent land and the development was to be served by
an adoptable road constructed off the turning head and for the existing turning head
to be removed and a new turning head constructed within the site. It would now
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seem that these areas of land, rather than being developed comprehensively, which
would be my preference, will be put forward for development on a piecemeal basis
and the new section of adoptable road will not be provided.

| am aware that | do have to deal with this current application on a stand alone basis,
but it is my view that piecemeal development such as this would be to the detriment
of existing residents. In addition, the new residents will not be served directly by an
adoptable road and will have the future maintenance liability of a long private drive,
as will the residents of No. 32 who will share the drive.

| would oppose the application from a highway standpoint.

If you are minded to put the application forward for approval then | would wish to see
the following conditions attached to any grant of approval:-

1. Prior to beneficial occupation of the new dwellings, a new 1 metre wide hard
surfaced marginal strip must be constructed around the section of turning
head that lies within the red line area of the site. The works must be carried
out by an Approved Term Contractor as specified by the Highways
Development Control Section, Operational Services and supervised by a
Highways Development Control Officer, all construction costs and supervision
fees must be met by the applicant.

2. Prior to beneficial occupation of the new dwellings, where the access crosses
the marginal strip a vehicular crossing must be provided to a highway
specification in accordance with Drawing No. 1173/B(1) . The works must be
carried out by an Approved Term Contractor as specified by the Highways
Development Control Section, Operational Services and supervised by a
Highways Development Control Officer, all construction costs and supervision
fees must be met by the applicant.

3. A turning facility and one hard surfaced car parking space with minimum
dimensions of 2.4 metres x 4. 8 metres must be provided within the site for
No. 32 Orchard Farm Estate. A Section 106 Agreement will be required.

4, A turning facility and a minimum of 3 car parking spaces must be provided
within the site for each new unit.

5. The garages must have clear minimum internal dimensions of 6m x 3m and
must remain for the storage of a vehicle and not be converted at a later date
to residential. Each property must also have a driveway fronting the garage
which has a minimum length of 6 metres

6. The private drive must be hard surfaced and be a minimum of 4.1 metres
wide.
7. Any boundary wall/fencing erected along the southern boundary of the site

must be behind the new marginal strip and should not exceed 0.9 metres in
height for a minimum distance of 1.5 metres from the back of the new
marginal strip.
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8. No surface water from the site shall drain onto the highway or into highway
drainage.”

HIGHWAYS (AMENDED COMMENTS): | am aware that planning consent was
granted following appeal, to develop the land included within the site together with
adjacent land and the development was to be served by an adoptable road
constructed off the turning head and for the existing turning head to be removed and
a new turning head constructed within the site. It would now seem that these areas
of land, rather than being developed comprehensively, which would be my
preference, will be put forward for development on a piecemeal basis.

It still however, remains my preference for access to be via the access location
granted consent following the appeal decision (indicated on the plan as ‘Projected
kerb lines into appeal granted site’). However, if the applicant is unwilling to do so,
then reluctantly in this instance given the short length of private drive serving No. 32
Orchard Farm Estate, | would be prepared to accept 3 properties served off the
private drive. However, | would require this drive to be demarcated where it joins the
drive of No. 32, | would suggest that flush kerbs are installed.

Notwithstanding the above comments | have previously said that as this is an Outline
Application with all matters reserved then it is my view that without being sure that
the necessary access can be constructed then | cannot consider development of this
site.

The red line area of the application shown in Drawing No. G1220-P01 Rev A, now
includes the section of footway fronting Nos. 31 and 32; as such, access can be
gained to the application site. | would require the surface of that and the existing
section of private drive serving No. 32 Orchard Close to be improved to serve the
additional dwellings.

| note from the plan that the small triangular section of land in the south-western
corner of the site which | asked to be reserved for the future development to the
adjacent site has been excluded from the application site.

Manual for streets recommends that residents should carry their refuse no more than
30 metres for collection, one of the plots is located over 50 metres away from the
turning head where the refuse is collected. It does not appear the consideration has
been given to this issue.

The plan shows a 1.8 metre high close boarded timber fence along the boundary of
the site and No. 32. this fence should not exceed 0.9 metres for a minimum distance
of 7 metres in a northerly direction from the private crossover serving No. 32 Orchard
Farm Estate. The plan does not show this but providing it is conditioned to any
consent then | would not require an amended plan.

| am aware that | do have to deal with this current application on a stand alone basis,
but it is my view that piecemeal development such as this would be to the detriment
of existing residents. In addition, the new residents will not be served directly by an
adoptable road, will have a considerable distance to carry their refuse and will have
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the future maintenance liability of a long private drive, as will the residents of No. 32
who will share the drive.

If you are minded to put the application forward in its current form then | would wish
to see the following conditions attached to any grant of approval:-

1. Prior to beneficial occupation of the dwellings, the entire length and width of
the private drive serving the two dwellings and No. 32 Orchard Farm Estate
must be hard surfaced and be a minimum of 4.1 metres wide.

2. Prior to beneficial occupation of the dwellings a turning facility and a minimum
of 3 car parking spaces must be provided for each unit.

3. Any wall/fence should not exceed 0.9 metres for a minimum distance of 7
metres in a northerly direction from the private crossover serving No. 32
Orchard Farm Estate and any planting must not exceed 0.6 metres for a
minimum distance of 7 metres in a northerly direction from the private
crossover serving No. 32 Orchard Farm Estate.

4. Any boundary wall/fencing erected along the southern boundary of the site
must exceed 0.9 metres in height for a minimum distance of 2.4 metres from
the edge of carriageway.

5. The garages must have clear minimum internal dimensions of 6m x 3m and
must remain for the storage of a vehicle and not be converted at a later date
to residential. Each property must also have a driveway fronting the garage
which has a minimum length of 6 metres.

6. The centre line of any planting fronting Orchard Farm Estate must be located
a minimum length of 6 metres.

7. No surface water from the site shall drain onto the highway or into highway
drainage.

WELSH WATER UTILITIES: “No adverse comments subject to satisfactory
discharges for foul and surface water being achieved.

GLAMORGAN GWENT ARCHAEOLOGICAL TRUST: “The information held in the
Historic Environmental Record that is curated by this Trust indicates that there are
no recorded archaeological features would be disturbed during the course of the
proposed development. Directly to the south of the outline application area however
the Historic Environmental Record notes the presence of a post medieval farmstead
known as Llwyn-y-Llan, it is possible that activity associated with this farmstead may
extend into the development area.

The record is not definitive, and therefore the possibility exists that previously
unknown archaeological features may be disturbed during the course of any
proposed development, for example archaeological features associated with the
Llwyn-y-Llan farmstead. Should this occur, please contact this Division of this Trust.
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However, as the archaeological advisors to your members, we have no
archaeological objections to this application.”

ECOLOGY: No response.

PUBLICITY

ADVERTISEMENT: Under Article 6, by the applicant, South Wales Argus 24/5/10.
SITE NOTICE: 13 November 2009 at the end of cul-de-sac.

NEIGHBOUR CONSULTATIONS:

23, 25, 27, 29, 31,The Links, Trevethin, Pontypool NP4 8DG

21-32 Orchard Farm Estate, Trevethin, Pontypool NP4 8DW

Liwyn Y Llan Flats, Church Avenue, Trevethin, Pontypool NP4 8DL

Ysgol Gyfyn Gwynllyw, Folly Road, Trevethin, Pontypool NP4 8JD

REPRESENTATIONS RECEIVED

As a result of publicity four letters of objection have been received, the following
points being presented.

e Road not compatible with more traffic.

e Enough empty houses why build more.

e Proposals by this applicant have been a matter of considerable concern to
residents.

Land adjacent to the access not stable enough to take traffic.

Belief that testing of the land found it too unstable for building development.

Loss of view, over the surrounding area.

Presence of Japanese Knotweed on the site.

Need to re-site telegraph pole at site entrance.

Need to maintain good conditions of pavement and kerbs and not hinder access
to residential property.

e Additional street lighting will add to air pollution.

e Understands sewage system at full capacity.

e Site natural habitat for birds, flora & ground creatures wrong to destroy.

ASSESSMENT AND CONCLUSION

The site lies within the Flexible Urban Boundary in a residential area where provided
site specific conditions are appropriate there would be a presumption in favour of
development.

The site lies adjacent to land which already has the benefit of planning permission
for residential development.
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The main considerations in relation to the determination of this application are
considered to be, highway safety, residential amenity, and impact on the character of
the area.

In relation to ground stability the land is of gentle topography, and outside of coal
mining area. Stability issues on site would be a matter for the developer and the
construction of any dwelling would need to comply with Building Regulations
Legislation.

In terms of residential amenity due to the difference in levels with the dwellings to the
north which are within approximately 10m of the one dwelling proposed, it is not
considered that there would be any significant negative impact on the amenity of
residents, subject to detailed design considerations. A condition restricting permitted
rights in terms of window openings is considered appropriate.

The lower dwelling proposed is approximately 10.5m off the side wall of No. 32
which contains a number of habitable room windows. In order to achieve a
satisfactory design a condition restricting the form of window and door openings so
that no habitable windows face towards No. 32 is recommended. This will result in
this dwelling being orientated with its main frontage elevation facing south, in the
same orientation as No. 32.

The dwellings proposed are larger in scale than those in the vicinity of the site, both
in terms of area coverage and bulk, however given that the site lies at the end of the
cul-de-sac and that the surrounding area has no significant intrinsic characteristics
which it would be appropriate to replicate and contains a variety of house type
designs, it is considered that the development would not detract from the character
of the area.

The dwellings sit in adequate plot sizes and give adequate amenity space.

Whilst the Education Department have requested a specific fence type with the
school, the applicants have indicated that an existing hedge line is to be retained,
along the common boundary. The site boundary to the east of site is delinated
currently by a chain link fence, and it is considered that this aspect of the scheme
can be addressed through approval of landscape details.

In terms of highway safety matters, it should be noted that a condition attached to
the planning permission 04/P/11070 on residential development on the adjacent land
which required a footway to be constructed to adoptable standards along the front
gardens of no. 21 and 22 Orchard Farm Estate was removed following appeal to the
National Assembly, and whilst this application will add to the available land for
residential development, it is considered that the existing conditions along the cul-de-
sac are adequate to serve this additional development.

The Council’s Highway Officer has stated that there would be loss of parking at No.

32, however, the plans indicate that this property will retain an existing car parking
area capable of accommodating 4 cars.
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In terms of refuse collection, the Highway Officer has pointed out that the Manual for
Street recommends that residents should carry their refuse no more than 30m for
collection. The distance from the furthest plot to the end of the adopted highway is
approximately 40m. The guidance contained in Manual for Streets is based on
dealing with larger new build comprehensive development schemes and given the
constraints of existing development, the objectives contained in the manual cannot
be fully achieved. However this application is a rounding off situation where it is not
always possible to achieve the full requirements, however, it is felt that in terms of
bin carry distance a reason for refusal on this basis alone could not be sustained.

The proposal would mean that 3 dwellings would be served from a private drive
however the existing dwelling would only need to utilise the first 6 metres of that
drive and the arrangement is not considered unsatisfactory in highway safety terms,
and would be able to form the basis of any future detailed applications.

Part of the site overlaps the adjacent site which received outline permission for
residential development in 2005 and it has been resolved to renew this permission
subject to satisfactory completion of a deed of variation to the Section 106 legal
Agreement attached to that permission. Whilst approval of the present application
will impact on the scope and form of the development which may prove to be
acceptable, given the absence of any detailed approval for siting then it is
considered that the present application can be approved in the present form, without
significantly hindering development of the adjacent land. However it should be noted
that land within the site boundary of the current application is required to achieve
satisfactory access to the adjacent site area, however it is considered that achieving
access across this small wedge of land would be a matter to resolved between the
respective owners of each parcel of land.

Conditions can be attached to any permission requiring the access across this area
to be constructed to a suitable standard and maintained as such.

In relation to Japanese knotweed the applicant has stated he has already taken
steps to treat on site, a standard advice note is recommended to be attached to any
permission. In relation to the telegraph post adjacent to the access it is not
anticipated this will be impacted by the works proposed.

Given the above considerations it is felt this application would bring about a
satisfactory form of development without any significant adverse impact on highway
safety, residential amenity, the character of the area, or the ability of the adjacent
land to be satisfactorily developed and it is accordingly recommended for approval
subject to the following conditions.

IT IS RECOMMENDED: Approve subject to Conditions

1. Detailed plans showing the layout of the site and the design, external appearance
and materials to be used in the construction of the proposed dwelling together with
the details of landscaping (including means of enclosures) thereto shall be submitted
for the consideration and approval of the Local Planning Authority.
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REASON: The application is in outline only and further details are reserved for
further consideration and approval.

. The reserved matters referred to in this decision notice shall be submitted for

approval not later than the expiration of three years beginning with the date of the
grant of outline planning permission and the development to which the permission
relates must be begun not later than whichever is the later of the following dates:

(i) The expiration of three years from the date of the grant of outline planning
permission; or

(i) The expiration of two years from the final approval of the reserved matters or, in
the case of approval on different dates, the final approval of the last such matter to
be approved.

REASON: To comply with the requirements of Section 92, Town and Country
Planning Act 1990.

. Detailed plans showing the layout of the site, siting of all buildings, existing and
proposed ground levels and selected longitudinal and cross sections shall be
submitted for the consideration and approval of the Local Planning Authority.

REASON: The application is in outline only and further details are reserved for
further consideration and approval.

. Detailed plans showing the layout of the site, siting of all buildings and the proposed
foul and surface water drainage arrangements to serve the development hereby
permitted shall be submitted for the consideration and approval of the Local Planning
Authority.

REASON: The application is in outline only and further details are reserved for
further consideration and approval.

. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995, or any order revoking or re-enacting that order,
no new window openings shall be created in the proposed dwellings, without the
written approval of the Local Planning Authority other than those which shall be
approved as part of reserved matters application.

REASON: In the interests of privacy.

. No obstruction in any form shall be placed between the site and the private
crossover to Nos. 31 and 32 Orchard Farm Estate, which would restrict vehicular
passage between the site and the said properties.

REASON: To ensure adequate access is maintained to serve No. 32 Orchard Farm
Estate.

. This permission shall relate to the application as amended by the site plan and
sectional plan received on the 22 April 2010 and the site plan and location plan
received on 20th May 2010.
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REASON: For the avoidance of doubt.

8. Notwithstanding the provisions of Article 3, Schedule 2, Part 1 of the Town and
Country Planning (General Permitted Development) Order 1995, no habitable room
windows shall be inserted in the dwelling on Plot 1 between points A & B as shown
on Drawing No. G1220-PO2 Rev.D.

REASON: To safeguard amenity interests.

9. Prior to development commencing and notwithstanding the permission hereby
granted, full details of the access provision shall be submitted to and approved in
writing by the Local Planning Authority.

REASON: In the interests of highway safety.

10. Prior to beneficial occupation of the dwellings, the entire length and width of the
private drive serving the two new dwellings and No. 32 Orchard Farm Estate shall be
hard surfaced and be a minimum of 4.1 metres wide.

REASON: In the interests of Highway Safety.

11.Prior to beneficial occupation of the dwellings a turning facility and a minimum of 3
car parking spaces must be provided for each unit.

REASON: In the interests of Highway safety.

12. Any wall/fence shall not exceed 0.9 metres in height for a minimum distance of 7
metres in a northerly direction from the private crossover serving No. 32 Orchard
Farm Estate and any planting shall not exceed 0.6 metres in height for a minimum
distance of 7 metres in a northerly direction from the private crossover serving No.
32 Orchard Farm Estate.

REASON: In the interests of highway safety.

13. Any boundary wall/fencing erected along the southern boundary of the site must not
exceed 0.9 metres in height for a minimum distance of 2.4 metres from the edge of
carriageway.

REASON: In the interests of Highway Safety.

14.The garages shall have clear minimum internal dimensions of 6m x 3m and shall
remain for the storage of a vehicle and not be converted at a later date to residential
accommodation. Each property shall also have a driveway fronting the garage which
has a minimum length of 6 metres.

REASON: In the interests of Highway safety.

15.The centre line of any planting fronting Orchard Farm Estate shall be located a
minimum distance of 2.4 metres back from the public highway.
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REASON: In the interests of Highway safety.

16.No surface water from the site shall drain onto the highway or into highway drainage.

REASON: In the interests of Highway Safety.

17. Notwithstanding the provisions of the Town & Country Planning General
Development Order 1995, no extensions, or enlargement of the dwellinghouses
hereby permitted shall be carried out without the prior approval of the Local Planning
Authority.

REASON: In the interests of visual and residential amenity.

Note(s) to Applicant

1. The Development Plan covering Torfaen County Borough is the Gwent
Structure Plan and Torfaen Local Plan. The following policies were
relevant to the consideration of this application:

a) Torfaen Local Plan, Policies G1, G5, S3

2. Japanese Knotweed is a vigorous growing perennial weed that is
spread locally by underground growth. The main method of dispersal
is through the movement of infected soil and illegal tipping. Itis an
offence under the Wildlife and Countryside Act 1981 to knowingly
introduce Japanese Knotweed into the wild and all contaminated waste
must be disposed of to a licensed tip. Initial information and advice can
be obtained from the Countryside Section of the Regeneration Service,
Torfaen County Borough Council, County Hall, Cwmbran (Tel. 01633
648041).

3. The developers are to ensure that any existing public services which
pass through the site are not interfered with or damaged and any
diversions or alterations to such services must be carried out in
agreement with the responsible Authorities before such work
commences.
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