REFERENCE: P/23/610/FUL

APPLICANT: Nottage Leisure Parks Ltd 1 Heol Mostyn, Village Farm Industrial
Estate, Pyle, CF33 6BJ

LOCATION: Rooklands Leisure Park Pyle Road Porthcawl CF36 5EJ

PROPOSAL: Proposed lodge caravan site consisting of 37 static caravan/lodges, a

reception building, new access and access roads, parking areas, bin
store and associated works

RECEIVED: 22 September 2023

APPLICATION/SITE DESCRIPTION

The Application seeks full planning permission for a proposed holiday lodge/caravan site
consisting of 37 static caravan/lodges, a reception building, new access and access roads,
parking areas, bin store and associated works at Pyle Road, Porthcawl. Shown below in
Figure 1.

Figure 1: Site Location Plan

The site is triangular in shape and extends to approximately 1.6ha in area. In terms of
topography, the site is predominantly flat but gently rises to the northwest. It is abutted to
the west by the A4229 and to the east by Marlpit Lane. The site is adjoined by a residential
property (Bayleaves) to the north and by an undeveloped field parcel to the south.

There is a small open fronted outbuilding located near the existing entrance which is off
the A4229 Pyle Road. The western boundary is defined by a dense hedgerow that is
parallel to the A4229 and is separated from the site by a grass verge. The eastern
boundary is also defined by a dense hedgerow with some scattered individual mature
trees and a group of trees in the southwest corner which are subject to a Tree
Preservation Order (TPO).

The site is currently split into two areas with a post and wire fence cutting through the site;
the westernmost parcel is currently used as a camping area whereas the easternmost part
of the site is used as pastureland. The camping area has been licenced under the Caravan
and Camping Club for 5 caravans and 10 tents.



There are no listed Buildings or Scheduled Ancient Monuments within or in close proximity

to the site. The nearest Listed structure is located on Moor Lane, to the north-west of the
site; this comprises a Grade |1 I i st-yeCQagwel |
Roma villa is the only scheduled monument located within 2km. Nottage Conservation

Area is located to the West. There are no Public Rights of Way crossing the site. The
location of the above can be seen below in Figure 2.

ComellyQuarry,. i
imestone) BE )

... Rooklands caravan park,
Porthcawl

Designations LA.01

‘ Sewage Works L=
| (@iused) i
| % W

! Key

!_“_“E 1km buffers from site boundary

J4 1\
el J Parc Newrdd
5 WE Farm s

T

N i
. Newtoh Down g.l R
—
N l | Special Landscape Areas

Ancient woodland:

- Ancient Semi Natural Woodland
| Restored Ancient Woodland Site

Historic and cultural designations:

* Scheduled Monument

D Conservation Area
|

Listed Buildings:

4  Gradel

YL 4 Gradell
i D% © 4 Gradelr
Y Graig Landscape of OQutstanding Historic

Interest

Ecology designations:

V7 sssi

-0 05 1 15km .
o1

C Scale 1:150008 A3 North
£ TC22074LA01. aaz June 2023
T T @ collective

Floor 7, Brunel House, 2 Fitzdan Raad, Candiff, CF24 0E8

© Cromn cpmgfe and detst e rigen 125 Crdrum,

Figure 2: Local Designations

The nearest bus stop is positioned some 170m to the south of the access providing
frequent and regular access to Porthcawl, Pyle, Bridgend, Pencoed and Talbot Green via
bus number 63. This service calls at these stops every 20 minutes. Journeys by bus to
Porthcawl (John Street) takes approximately 5 minutes.

Pedestrian access to the site is via a footway that runs along the eastern side of the A4229
Pyle Road. This connects with the wider pedestrian network that provides safe and
segregated routes between the site and the amenities to the south in Porthcawl.

The proposed development is for the expansion/redevelopment of the existing Camping
and Caravan club site to provide a better and more modern tourist destination in the
Nottage and Porthcawl area. The proposal relates to the entire field parcel and will allow
for semi-permanent lodges to be located on-site for the whole year to provide stay
occupancy to grow the tourism industry in Bridgend.

PROPOSAL

The Application proposes 37 static caravan/lodges, office and services building. A central
access into the site is proposed and the existing access will be stopped up for vehicles
and will only permit pedestrians. The proposals indicate the lodges are to be located
around the perimeter of the site with a 4.25m width road providing direct access to each



lodge. The height of the proposed lodges and reception building would be up to 3.6m and
4.4m respectively. The elevations of the reception building would comprise timber cladding
and the roof would be slate with some solar panels. To the south of the site, the existing
small stone structure is to be used as the bin store. The site layout is shown below in
Figure 3.
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Figure 3: Site Layout Plan

The proposal includes two different lodges: 35 of the caravan/lodges are to be the
Countryside lodge and the remaining 2 are to be the Superior caravan lodges.

The Countryside Lodge, which is the larger model measuring 12.19m x 6.09m, can be a 2
or 3 bed unit with a separate living area and kitchen with 2 bathrooms - one being ensuite
as shown below in Figure 4.

Countryside Lodge

Figure 4: Countryside Model

The Superior Lodge looks similar to the Countryside Lodge but is slightly smaller
measuring 9.75mx 6.09m and is a 2-bed model with a living area and kitchen and 1
bathroom (as shown below in Figure 5).



Superior Lodge

Figure 5: Superior model

The reception building and parking are proposed on the southern corner of the site next to
the existing site access which is to be closed to vehicular traffic and only accessible to
pedestrians. Adjacent to the reception is a parking area and bin store (which is the
reutilised outbuilding currently on site). The reception building will be made by the same
manufacturer as the lodges and is shown below in Figure 6.

Figure 6: Reception Building

The scheme also provides for the retention of existing boundary hedgerows and trees, the
planting of new trees, native shrubs, native hedgerows, shrub planting and species rich
grassland. Planted Sustainable Drainage System (SuDs) features with some informal play
space (no details provided) are proposed in the central area of the site.

The site would be served via a new access road on the western boundary of the site that
connects to Pyle Road and the existing access will be stopped up and used as a
pedestrian/cycle access only.



The majority of the existing hedgerows along the boundaries of the site would be retained
except for where the new access roads are proposed.

To mitigate for the loss of short sections of the existing hedgerow, along the east
boundary, infill hedgerow planting is proposed to fill the gap where an existing field
gateway is located. Throughout the site, sections of native hedgerow are also proposed to
provide screening within the site. The proposed native hedgerows would connect to the
retained hedgerows along the site boundaries. In the north corner of the site, trees and
native shrub planting is proposed to provide additional screening between the proposed
lodges and the nearby residential property located further to the North. Some trees and
native shrub planting are also proposed along the west and southern boundaries, and in
the southeast corner to provide some additional screening above the retained hedgerow.
Trees are also proposed in the central area of the site with a line of native hedgerow,
groups of native shrubs, and species rich grassland. Shrub planting is proposed on some
lodge plots, along the central access road corners of the access road and at entrance
points to the reception building and footpaths. Details of the landscaping are shown on the
landscape strategy shown below in Figure 7.
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Figure 7: Landscape Strategy
The following documents have also been submitted in support of the Application:

Planning Statement by Asbri dated May 2024

Design and Access Statement by Asbri dated September 2023

Pre application Consultation report by Asbri dated September 2023

Tourism Needs and development Impact Assessment

Noise management report by Rooklands Leisure Park

Landscape and visual statement by TIR Collective, Landscape Architects dated
May 2024

Preliminary Ecological Assessment by Spectrum Ecology dated May 2022

Bat Survey dated by Spectrum Ecology dated June 2023

Biodiversity Enhancement Plan by Spectrum dated June 2023
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1 Method statement for Vegetation Clearance by Spectrum Ecology dated June
2023

1 Method statement for the clearance of soil covered stone rubble banks by

Spectrum Ecology dated June 2023

Tree survey report by ArbTS dated June 2023

Green Infrastructure Statement by TIR Collective, Landscape Architects dated

May 2024

1 Transport Statement by Acstro dated May 2024

1 Stage 1 road safety Audit by the safety Forum dated February 2024

PRE-APPLICATION CONSULTATION
In accordance with the Town and Country Planning (Development Management
Procedure) (Wales) (Amendment) Order 2016, statutory Pre-Application Consultation
(PAC) was carried out by the Appicant.

The consultation exercise took place between 12 July 2023 and the 9 August 2023. The
consultation involved notifying residents within the surrounding area, together with Ward
members and specialist consultees.

In addition to the specialist and community consultees, two objections were received from
local residents that raised the following:

There is a restrictive covenant on the land

A concern over road networks and increasing use
Concerns over the principle of development

The impact upon the landscape

The impact upon the wider highway network

= =4 =4 -4 N

These issues have been addressed within the PAC report however they are relevant and
will be considered | ater within this Officero

RELEVANT HISTORY

P/17/733/FUL Portacabin type structure to provide toilet facilities to the camp site, provide
stone hardstanding and single-track road - Refused 22/05/2018

PUBLICITY

The Application was advertised on site and in the press.

Neighbours have been notified of the receipt of the Application.

The period allowed for response to consultations/publicity expired.

CONSULTATION RESPONSES
Porthcawl Town Council: No objection

Transportation Officer (Highways) i No objection subject to conditions.

Land Drainage Officer: No objection subject to conditions.

Natural Resource Wales (NRW): No objection subject to conditions.

Welsh Water: No objection subject to conditions and advisory.

Destination and Countryside Manager (Ecology): No objection subject to conditions.

Shared Regulatory Services (Environment): No objection subject to conditions.



Shared Regulatory Services (Noise): No objection subject to condition.

South Wales Police: Designing out crime Officer: No objection has made suggestions
relating to help prevent crime and burglary, deter, and detect intruders, improve public
safety and increase surveillance.

Glamorgan Gwent Archaeology: No objection.
Tourism Officer: No objection.

REPRESENTATIONS RECEIVED
Cllr Norah Clarke: objects to the proposal on the following grounds below

1 Loss of touring caravan/motor home/camping pitches: Touring caravan/motor
home/camping pitches are being substituted for static pitches in almost all the
touring sites in and around Porthcawl which is reducing the diversity of the
accommodation that Porthcawl! as a seaside town can offer.

1 A diminishing diverse tourist accommodation offer: In 2018 Bridgend Council

embarked upon a four-y e a r plan to boost touri sm. On
factorso identified in the plan is fan el
tourism in the county, as well as an aspiration to work to improve the offer for

touri stso. The Counci l as a planning aut
Council 6s own plan i f this application is

allowing the continued reduction of touring/camping pitches within the Porthcawl
area. The tourist offer is taking a huge backward step certainly not one of
improvement.

1 Highway safety: | am deeply concerned with regards to highway safety on the
A4229. The A4229 is a very busy road and although the road speed is 40mph many
motorists travel at a much higher speed. The A4229 is an extremely busy road most
of the year and is the main arterial road into Porthcawl from the M4. There have
been numerous serious accidents on this road and indeed a number of fatalities in
the past in this particular area. The proposed new entrance which is sited between
Marlpit Lane and the present entrance is positioned on a bend and vehicles will be
entering and exiting at this point which in itself is dangerous. As 37 units are
proposed it could result in many vehicular movements.

1 Pedestrian safety: The suggestion by planning consultants and The Safety Forum
that pedestrians would access amenities within Nottage Village (i.e. general store/s,
3 public houses, a hairdressers, post box etc) by walking along a segregated
footway by following Pyle Road (A4229) to Newton/Nottage roundabout and Fulmar
Road. The Safety Forum again suggests that strong guidance is given to
pedestrians to use the existing pedestrian route on the footway to the south. It is a
well-known fact that those on foot will take the shortest route, why would you take
the longest route to the village when you can cross a road and be in the village.
Pedestrians wishing to access Nottage Village from this proposed site will inevitably
take the most direct and natural route by crossing the extremely busy A4229 and
walking up into the village via Pyle Road that is narrow, winds and has no footway. |
believe that there will be a very high risk to pedestrian safety. No street lighting
exists from the Newton/Nottage/roundabout until Jubilee Gardens and there is no
street lighting on Pyle Road running into Nottage Village.

In addition, an objection was also received from Porthcawl Civic Trust Society as part of
the Pre Application Consultation (PAC) report. They have expressed a concern over the



access onto Pyle Road which they consider detrimental to highway safety as it is directly
opposite the junction and filter lane to the road leading to Moor Lane and Nottage village.

Whilst the comments raised as part of the PAC process have been addressed within the
PAC report they have also been addressed within this report.

COMMENTS ON REPRESENTATIONS RECEIVED

In regard to there being a restrictive covenant on the land, this is not a material planning
consideration and cannot be taken into account as part of the consideration of the
Application.

RELEVANT POLICIES

National Planning Policy:

National planning guidance in the form of Future Wales i the National Plan 2040
(February 2021) and Planning Policy Wales (Edition 12, February 2024) (PPW) are of
relevance to the determination of this application.

Future Wales now forms part of the Development Plan for all parts of Wales, comprising a
strategy for addressing key national priorities through the planning system, including
sustaining and developing a vibrant economy, achieving decarbonisation and
climate-resilience, developing strong ecosystems and improving the health and well-being
of our communities. All Development Management decisions, strategic and local
development plans, planning appeals and all other work directed by the Development Plan
need to accord with Future Wales.

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, as required by the Planning (Wales) Act 2015 and the
Well-being of Future Generations (Wales) Act 2015.

PPW12 takes the seven Well-being Goals and the five Ways of Working as overarching
themes and embodies a placemaking approach throughout, with the aim of delivering
Active and Social Places, Productive and Enterprising Places and Distinctive and Natural
Places. It also identifies the planning system as one of the main tools to create sustainable
places, and that placemaking principles are a tool to achieving this through both plan
making and the decision-making process.

Planning Policy Wales (Edition 12) para 5.4.1 states fFor planning purposes the Welsh
Government defines economic development as the development of land and buildings for
activities that generate sustainable long-term prosperity, jobs and incomes. The planning
system should ensure that the growth of output and employment in Wales as a whole is
not constrained by a shortage of land for economic uses.0 Economic land uses include the
traditional employment land uses (offices, research and development, industry and
warehousing), as well as uses such as retail, tourism, and public services.

Para 5.5.2 states A T h e pl anning system encourages
economic development, conservation, rural diversification, urban regeneration and social
inclusion, while recognising the needs of visitors and those of local communities. The
planning system can also assist in enhancing the sense of place of an area which has
intrinsic value and interest for tourism. In addition to supporting the continued success of
existing tourist areas, appropriate tourismfelated development in new destinations is
encouraged. . . 0

ou



The Well-being of Future Generations (Wales) Act 2015 places a duty on the Council to

take reasonable steps in exercising its functions to meet the seven sustainable
development (or wellbeing) goals/objectives. This report has been prepared in
consideration of the Council és duty and the
in the 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.

The Socio-Economic Duty (under Part 1, Section 1 of the Equality Act 2010) which
came in to force on 31 March 2021, has the overall aim of delivering better outcomes for
those who experience socio-economic disadvantage and whilst this is not a strategic
decision, the duty has been considered in the assessment of this application.

Technical Advice Notes, the Welsh Government has provided additional guidance in the
form of Technical Advice Notes.

Technical Advice Note (TAN) 5 Nature Conservation and Planning
Technical Advice Note (TAN 11) Noise

Technical Advice Note (TAN) 12 Design

Technical Advice Note (TAN) 18 Transport

Technical Advice Note (TAN) 23 Economic Development
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Local Planning Policy and Guidance:
The Development Plan for the area comprises the Bridgend Local Development Plan
2024, and within which the following policies are of relevance:

Strateqic Policy

Policy SP1: Regeneration and Sustainable Growth Strategy

Policy SP3: Good Design and Sustainable Placemaking

Policy SP4: Mitigating the Impact of Climate Change

Policy SP5: Sustainable Transport and Accessibility

Policy SP15: Sustainable Waste Management

Policy SP16: Tourism

Policy SP17: Conservation and Enhancement of the Natural Environment
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Topic Based Policy

Policy SF1: Settlement Hierarchy and Urban Management

Policy PLA11: Parking Standards

Policy PLA12: Active Travel

Policy ENT15: Waste Movement in new development

Policy ENT16: New or Extended Tourist Facilities, Accommodation and Attractions
Policy DNP1: Development in the Countryside

Policy DNP6: Biodiversity, Ecological Networks, Habitats and Species

Policy DNP7: Trees, Hedgerows and Development

Policy DNP8: Green Infrastructure.

Policy DNP9: Natural resource and Public Health
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Supplementary Planning Guidance
In addition to the adopted Local Development Plan, the Council has approved
Supplementary Planning Guidance the following are of relevance:

1 SPGO7 71 Trees and Development



1 SPGL17 - Parking Standards
1 SPG1917 Biodiversity

EIA Screening
The Application site does not exceed the Schedule 2 threshold for development of this
type as outlined within the Environmental Impact Assessment Regulations (2017).

The proposed development is also not located within a zone of influence for any SAC,
CSAC or Ramsar sites and as such it is considered that an Appropriate Assessment as set
down within the Conservation of Habitats and Species Regulations 2010. is not required.

APPRAISAL
This Application is referred to the Development Control Committee at the request of the
Local Ward Member.

Issues

Having regard to the above, the main issues for consideration in the assessment of this
Application are the principle of the development, its visual impact regarding the proposed
scale, design and materials and its potential impact on neighbouring properties, ecology,
drainage and highway safety.

Principle of Development

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, as required by the Planning (Wales) Act 2015, the Well-
being of Future Generations (Wales) Act 2015 and other key legislation. PPW and the
National Development Framework (NDF) set out how the Planning system at a national,
regional and local level can assist in delivering these requirements through Strategic
Development Plans (SDPs) and Local Development Plans (LDPs).

The site is located outside of any settlement boundary as defined by LDP Policy SF1
Settlement Hierarchy and Urban Management of the replacement Local Development Plan
(LDP) adopted in 2024 and, therefore, it is classed as being within the countryside where
Policy DNP1 - Development in the Countryside of the LDP sets a presumption against
development in the countryside, except where it is for:

1) Agriculture and/or forestry purposes;

2) The winning and working of minerals;

3) Appropriate rural enterprises where a countryside location is necessary for the
development;

4) The implementation of an appropriate rural enterprise/farm diversification project;

5) The expansion of an existing business (subject to other relevant policies in the plan);

6) Land reclamation purposes;

7) Transportation and/or utilities infrastructure to enable implementation of LDP
allocations;

8) Renewable energy projects;

9) Affordable housing to meet locally identified need in accordance with COM5;

10)The suitable conversion of, and limited extension to, existing structurally sound rural
buildings where the development is modest in scale and clearly subordinate to the original
structure;

11)The direct replacement of an existing dwelling;

12)Outdoor recreational and sporting activities;

13)The provision of Gypsy, Traveller and Showperson sites in accordance with COM8; or
14)Education provision where a need has been identified by the Local Education Authority.



Countryside development must be of a sustainable form with prudent management of
natural resources and respect for the cultural heritage of the area.

Where development is acceptable in principle in the countryside it must, in the first
instance and where possible, utilise existing buildings and previously developed land.
Where such an opportunity to re-use a rural building does exist, development must be in
accord with DNP2.

Policy DNP1 of the RLDP seeks to protect the integrity and openness of the countryside
and prevent inappropriate forms of development. As an already established caravan and
camping site, the proposal broadly complies with criterion 3 of Policy DNP1 as an
appropriate rural enterprise where a countryside location is necessary for the
development.

Whilst the proposal may be appropriate in the countryside, policy DNP1 forms the starting
point for assessment and proposals will need to satisfy other relevant policies in the RLDP.
In this regard, Policy SP16 Tourism which states that appropriate sustainable tourism
developments which promote high quality accommodation, upgrade facilities and foster
activity based, business, events and cultural tourism will be permitted providing
developments avoid unacceptable, adverse environmental or amenity impacts and are
supported by adequate existing or new infrastructure provision. To support Planning
applications for new, or the extension of existing, tourism facilities or accommodation,
Policy SP16 requires developers to submit a Tourism Needs and Development Impact
Assessment (TNDIA) alongside their Planning application.

The information provided in the submitted TNDIA (and supporting information, including a
business plan), is considered to be appropriate and proportionate to the nature of the
proposal, its scale and location.

In addition to SP16, Policy ENT16 of the RLDP states:
New or extended tourist facilities, accommodation and attractions in the countryside will
only be permitted where:

1. The activity is compatible with and complimentary to the countryside location, including
nature conservation interests;

2. The proposed development is part of an appropriate rural enterprise/farm diversification
scheme;

3. The proposal assists in the promotion, and is compatible with the role of Bryngarw
Country Park and Pontycymmer, Blaengarw, Llangeinor, Blackmill, Nantymoel and Caerau
as destination hubs; and/or

4. The proposed development is compatible with the enhancement of its context in terms
of its form, materials and details.

Criteria 1, 2 and 4 are relevant to this proposal. As an already established caravan and
camping site, the proposal is considered to be acceptable in the context of criteria 2. The
Applicant has also provided a business plan that demonstrates that the rural enterprise is
likely to be profitable over a 5-year period.

With regards to criteria 1, the development of lodges could be considered a complimentary
use within the countryside provided that the scale and nature of the site does not
materially alter the character of the area; the visual impact section later in this report will
assess the scale and layout of the development and also consider appropriate landscaping
is provided not only for screening purposes to minimise any impacts but also with regards
to biodiversity enhancements.



In terms of criteria 4, the form, materials and details of this proposal will also be
considered to ensure they are appropriate.

There have been objections received in relation to the principle of the development and
the loss of touring caravan/motor home/camping pitches and how this will diminish the
range of tourist accommodation offered in the borough. However, the assessment above
considers that the development in principle would be acceptable. Whilst it is regrettable
that there would be a loss of a small touring site, which would reduce the amount of
touring/camping accommodation, the Application is accompanied by evidence including a
TNDIA and a sound business plan that demonstrates the proposal is needed and viable
and will provide quality tourist accommodation. As such it complies with policy SP16 and
the loss of a small camping/caravan touring site would not warrant a reason for refusing
permission.

The site is also located within a Category 1 Carboniferous Limestone Mineral
Safeguarding Zone as defined by Policy ENT12 of the Replacement LDP. Development
proposals within mineral safeguarding zones, either permanent or temporary, will need to
demonstrate that:

1) If permanent development, the mineral can be extracted prior to the development,
and/or the mineral is present in such limited quantity or quality to make extraction of no or
little value as a finite resource; and

2) In the case of residential development, the scale and location of the development e.g.
limited infill/lhouse extensions, would have no significant impact on the possible working of
the resource; and

3) In the case of temporary development, it can be implemented, and the site restored
within the timescale the mineral is likely to be required.

Due to the small scale nature of the proposal, it is unlikely to be detrimental to the Mineral
Safeguarding Zone.

Policy SP3 Good Design and Sustainable Placemaking of the RLDP states that all
development must contribute to creating high quality, attractive, sustainable places that
support active and healthy lives and enhance the community in which they are located,
whilst having regard to the natural, historic and built environment, by:

1) Demonstrating alignment with the principles of Good Design; and
2) Demonstrating a Sustainable Placemaking approach to their siting, design,
construction and operation.

In conclusion, and having regard to the objections raised, the proposed development is
considered acceptable from a Strategic Planning perspective subject to satisfying Policies
ENT16 and SP3 of the RLDP.

As such the principle of development is acceptable subject to design, residential amenity,
highways, drainage and ecology as addressed below.

Impact on Visual Amenity and Character

Planning Policy Wales (Edition 12) 2024 at paragraph 4.11.9 stipulates the following: i T h e
layout, form, scale and visual appearance of a proposed development and its relationship

to its surroundings are important Planningc onsi der ati ons. 0




Strategic Policy SP2 Design and Sustainable Place Making seeks to conserve and
enhance the built environment states fAll development should contribute to creating high

quality, attractive, sustainable places which enhance the community in which they are
located, whilst having ful r egard to the natural, hilecalor i c
Planning Authorities should ensure that the proposed developments should not have an
unacceptable impact upon the character and amenity of an area.

The proposed development includes the erection of 37 lodges, a reception building with
associated car parking and central access road. The proposals also include the retention
of existing boundary hedgerows and trees, the planting of new trees, native shrubs, native
hedgerows, shrub planting, and species rich grassland. Planted SuDs features with some
informal play is also proposed in the central area of the site. (a condition can be imposed
to ensure the play area is appropriate for the location). The height of the proposed lodges
would be up to 3.6m and the reception building would be up to 4.4m. The elevations of the
reception building would comprise timber cladding, and the roof would be slate with some
solar panels. In the south of the site, the existing small stone structure is to be used as the
bin store (whilst details have been provided in relation to the lodges and reception building
and their scale is considered acceptable it is considered a condition be imposed to ensure
the colours and materials used are appropriate for the location). The site would be served
via a new access road on the west boundary of the site that connects to Pyle Road and
the existing access stopped up and used as a pedestrian access only. A condition can be
imposed to ensure this is undertaken and appropriately done.

The majority of the existing hedgerows along the boundaries of the site would be retained,
except for where the new access roads are proposed. To mitigate for the loss of short
sections of the existing hedgerow, along the east boundary of the site, infill hedgerow
planting is proposed to fill the gap where an existing field gateway is located. Throughout
the site, sections of native hedgerow are also proposed to provide screening within the
site. The proposed native hedgerows would connect to the retained hedgerows along the
site boundaries. In the north corner of the site, trees and native shrub planting is proposed
to provide additional screening between the proposed lodges and the nearby residential
property further to the north. Some trees and native shrub planting are also proposed
along the west and southern boundaries, and in the southeast corner to provide some
additional screening above the retained hedgerow. Trees are also proposed in the central
area of the site with a line of native hedgerow, groups of native shrubs and species rich
grassland. Shrub planting is proposed on some lodge plots, along the central access road
corners of the access road and at entrance points to the reception building and footpaths.

Overall, the site would change from a pasture field with an area for camping to a
permanent holiday lodge site with associated access road, car parking, and other
infrastructure. The trees and the majority of hedgerows along the site boundaries, that
form a key characteristic, would be retained, and protected during the construction phase
which will help the proposals to integrate into the lowland landscape. It is also proposed to
plant new trees, native hedgerow, shrub planting, and species rich grassland to provide
some additional screening of the proposed structures which will help the development
integrate into the surroundings. As such direct changes would only occur within the site
which is relatively small.

Views outside of the site would be limited due to the existing vegetation which will be
retained and managed (whilst the Applicant has provided some details of landscaping,
enhancements and management it is considered that additional details are required and
suitably worded conditions relating to landscaping and management are imposed). Near
views of the proposed development for nearby residents and users of the public rights of
way and roads are inevitable, but, as distance increases, views would become more
limited and restricted due to the screening effect of surrounding trees and vegetation;



these are not considered to be unacceptable and would be seen in the context of the wider
area.

The nearest |l i sted building to the site
listed and located circa 190m to the northwest. The Grade Il former tramroad and railway
bridge over Moor Lane is located approximately 290m to the northwest of the site. To the
southwest of the site, in Nottage Conservation Area, there are four listed buildings
including the Grade II* Nottage Court. It is considered that the separation distance,
together with the intervening woodland, trees and hedgerows, would sufficiently screen the
development to ensure there is no unacceptable impact upon the setting of the
Conservation Area or any listed building.

On balance, and having regard to the objections raised, it is considered that the design,
scale and massing of the development would not have an unacceptable detrimental impact
upon the visual amenities of the area, the adjacent Conservation Area or any listed
building given the robust and extensive landscaping and ecological enhancements
proposed.

Accordingly, it is concluded that the proposal accords with Policy SP3 of the Bridgend
Replacement Local Development Plan and reflects the aspirations for design quality within
Planning Policy Wales 12 and Technical Advice Note 12: Design (2016)

Residential Amenity
Policy SP3 of the RLDP criterion (k) states a development must ensure that the viability
and amenity of neighbouring uses and their users/occupiers will not be adversely affected.

Overlooking, overshadowing and loss of privacy
The nearest property is called fBayleavesowhich is adjacent to the site to the North across

S

Marlpit Lane, the next nearest property is over 150m away to the West called iCr addoc k 6 s

Hild. Given the lodges are only 3.6m in height with the nearest caravan to Bayleaves being
in excess of 25m. together with the intervening hedgerow (approx. 2.5m high) and lane, it
is considered that the proposal would not have any unacceptable impacts in terms of
overbearing, overshadowing or loss of privacy.

Noise

Policy SP3 Criterion (g) also statesi De v e | 0o p me Avbid os rhimnuide doise, air, soil
and water pollutiond. SRS have considered the submission in detail and have had
extensive discussions with the Applicant during the course of the application. To address
any issues relating to operational noise the Applicant has provided a Noise Management
Plan with a list of noise management policies not only to enhance guest experience but to
ensure no neighbouring property is adversely affected by noise. This Noise Management
Plan controls issues such as the time music can be played, restricting all male or female
parties and specifying quiet hours etc. and it also details how the Applicant would enforce
the policy.

SRS have examined the attached Noise Management Plan submitted in support of the
above Planning Application and request that a condition be imposed to ensure the
proposed development adheres to the Noise Management Plan.

In terms of noise from construction it is generally accepted that during construction there
would be some disturbance from this development, however, this would be transient in
nature. Nevertheless, a condition can be imposed to ensure construction takes place
during sociable hours. As such there are no concerns in relation to construction noise.



Lighting

In terms of external lighting, details were provided in relation to an earlier scheme,
however, this was not updated to take into account the revised layout. As such it is
necessary to impose a condition to ensure adequate details are provided prior to any
lighting being installed on the site to ensure any future lighting does not have an
unacceptable impact upon the surrounding environment, the amenity of neighbouring
properties and ecology. This would also ensure that there is no unacceptable light spill
from the development.

Construction lighting may also cause a nuisance so a condition controlling the hours of
construction will be imposed together with a restriction on any lighting.

Having regard to the above, it is concluded that the proposal would have no unacceptable
impacts on residential amenity and thus it complies with Policy SP3 of the Bridgend Local
development Plan.

Highway and Pedestrian Safety

Policy PLA11 of the adopted Bridgend Local Development Plan (2024) stipulates that all
development must be served by appropriate levels of parking in accordance with the
adopted SPG on parking standards. Consideration must be given to electric and Ultra Low
Emission Vehicles.

As part of the proposal a new access will be created into the site. Cars will utilise a circular
internal road to gain access to the plots with each plot having its own parking provision.
There is also a reception building with a parking and turning area immediately adjacent to
it. Cars will enter and leave the site in a forward gear. Figure 8 below is an extract from
Google Street View with the coloured arrows showing the approximate location of the
proposed access (red) and existing access (blue). Figure 9 shows the proposed access
plan.

South Bound on A4229



Looking from Pyle road (facing East)

Figure 8

Figure 9: Proposed access plan

The site currently operates as a camping site. It is licenced under the Caravan and



