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RHONDDA CYNON TAF

PLANNING & DEVELOPMENT COMMITTEE

21 OCTOBER 2021

REPORT OF: DIRECTOR PROSPERITY AND DEVELOPMENT

PURPOSE OF THE REPORT

Members are asked to determine the planning application outlined below:

APPLICATION NO: 21/0591/10 (GH)
APPLICANT: Valley Veterans
DEVELOPMENT: Stable Block and Manege (Revised Ownership

Certificate 'B' received 7th July 2021. Revised plans with
altered site layout - repositioning stable block and
reducing its size - received 31st August 2021)

LOCATION: LAND TO THE SOUTH OF 25 - 41, KENNARD
STREET, TONPENTRE, PENTRE

DATE REGISTERED: 07/07/2021

ELECTORAL DIVISION: Pentre

RECOMMENDATION: GRANT SUBJECT TO THE CONDITIONS BELOW:

REASONS: The development would provide an exciting opportunity for the
Valley Veterans charity to provide equestrian related facilities for the benefit of
its members and the wider community. The site occupies a sustainable location
within the settlement boundary and would not result in a detrimental impact
upon the amenity of the occupiers of the neighbouring dwellings, or harm to
highway safety, subject to conditions. It is therefore considered that the
application would comply with Local Development Plan Policies AW5, AWG,
AWS8 and AW10.

REASON APPLICATION REPORTED TO COMMITTEE
Three or more letters of objection have been received.
APPLICATION DETAILS

Full planning consent is sought to construct a stable block and manege for the keeping
of horses, on land to the south and rear of 25-41 Kennard Street, Ton Pentre.



The land in question has been acquired by the charity Valley Veterans to pursue their
Equi-Grow project. The charity was founded over ten years ago to support ex-
servicemen suffering from PTSD and this scheme is intended to provide equestrian,
horticultural, and social enterprise activities for the benefit of their members.

The current proposal represents the first phase of the project and the plans originally
submitted comprised a large U-shaped stable block to be constructed at the south-
eastern end of the site, containing seven stables and separate tack and feed rooms.

The block would have had a depth of 13.76m and a width of 20.9m, with rendered
elevations to be enclosed by a 4m high roof of reconstituted slates, projecting forward
of the stable entrances in the form of a veranda.

To the front of the stables the ground would have been levelled to form a manége,
where its length of 20m and width of 15m would create a 300m?2 training area. The
manége would be enclosed by a rail fence and its surface water drained to a tank
below ground.

However, due to concerns about smells and residential amenity, and on receipt of a
number of objections in this regard, a site meeting was held with the Applicant,
together with a representative from the Armed Forces and others, to discuss potential
revisions.

Subsequently, a revised plan was received which reduced the width of the stable to a
maximum of 8.6m and reduced the number of stables from seven to five. The stable
block has been repositioned to be at the furthest possible point from the properties on
Kennard Street, and reoriented so that the stable entrances face south-west.

Access to the site would continue to be gained from an existing track across the
adjoining land. This track connects with the unadopted, unmade lane to the north-west
and then forms a junction with the highway adjacent to 41 Kennard Street.

SITE APPRAISAL

The application property is a large piece of unallocated land located within the
settlement boundary to the rear of Kennard Street in Ton Pentre. It is of a rectangular
form and the part proposed for the stables and manége comprises a surface area of
0.116 hectares.

The site is accessed from the north-east via Parish Road, which connects directly with
Kennard Street, and which also provides access to the rear of neighbouring properties
and other landholdings.

The closest dwellings are numbers 25 to 41 Kennard Street whose rear gardens back
on to the site. The land rises in level towards the south, so these gardens are at a
lower level than that where the development would be located.



It is noted that the application site is part of a much larger area of the Rhondda Fawr
which is designated as a Registered Landscape of Outstanding Historic Interest in
Wales.

PLANNING HISTORY
The most recent or relevant applications on record associated with this site are:

06/0363/10: Proposed development of semi and detached residential three
bedroom dwellings at the rear of Kennard Street (revised layout and
sections received 19/05/10). Decision: 13/07/2011, Withdrawn by
Applicant.

05/0763/10: Construction of 10 detached 4 bedroom residential dwellings.
Decision: 27/02/2006, Withdrawn by Applicant.

PUBLICITY

The application has been advertised by direct notification to nineteen neighbouring
properties and notices were displayed on site.

A petition, in the form of a collection of identical signed statements, has been received
from 9 households with 13 signatories. The statement reads “| confirm that | am happy
for Valley Veterans to carry out any works necessary on the land at the rear of Kennard
Street, Ton Pentre, to aid their vision for supporting veterans and the wider community
in the future”.

Nine objections have also been received, raising concerns about drainage,
overlooking/loss of privacy, land stability, noise, waste management, inadequate
access, smells from stables, site security and visual impact.

One of the respondents has both objected and signed a statement in support.

On receipt of the revised plans the aforementioned nineteen properties were
reconsulted and new notices displayed on site.

Further letters of objection were received from three households reiterating the
concerns mentioned above.

CONSULTATION

Highways and Transportation

No objection to phase 1 of the scheme, subject to conditions.



Flood Risk Management

Due to the area falling within a high, medium and low surface water and ordinary
watercourse flood risk, together with there being open watercourse channels within or
within close proximity to the site, a drainage condition would be required to satisfy the
requirements of TAN15.

Public Health and Protection

No objections subject to conditions in respect of demolition, hours of construction,
noise, dust, and waste. However, given that these matters can be controlled within
existing Public Health legislation, it is considered that an informative note would be
most appropriate.

Natural Resources Wales

No comments to make since the development does not affect a matter of concern to
NRW.

Dwr Cymru Welsh Water

No comments since the proposal does not involve discharge to a public sewer.

Western Power Distribution

A new connection or service alteration will require a separate application to WPD.

Countryside — Ecologist

The site has been extensively cleared and little or no original vegetation is present. To
provide necessary biodiversity enhancement the incorporation of a minimum of 3
nesting bird boxes on the new stable buildings would be required, with details to be
sought and approved by condition.

No other consultation responses have been received within the statutory period.
POLICY CONTEXT

Rhondda Cynon Taf Local Development Plan

The application site lies within the settlement boundary for Ton Pentre

Policy CS1 - The policy emphasis in the Northern Strategy Area (NSA) is on building
strong and sustainable communities, including development which promotes the re-
use of previously developed land and buildings.



Policy AW2 - The policy provides for development in sustainable locations which are
within the settlement boundary; would not unacceptably conflict with surrounding uses;
and have good accessibility by a range of sustainable transport options.

Policy AW5 — The policy identifies the appropriate amenity and accessibility criteria
for new development proposals. It expressly states that the scale, form and design of
the development should have no unacceptable effect on the character and
appearance of the site and the surrounding area. There should also be no significant
impact upon the amenities of neighbouring occupiers and should, where appropriate,
retain existing features of natural environmental value. The development would also
require safe access to the highway network and provide parking in accordance with
the Council’s SPG.

Policy AWG6 - The policy supports development proposals that are of a high standard
of design that reinforce attractive qualities and local distinctiveness. Additionally,
proposals must be designed to protect and enhance landscape and biodiversity.
Policy AW8 - Seeks to protect and enhance the natural environment from
inappropriate development.

Policy AW10 - Development proposals must overcome any harm to public health, the
environment or local amenity.

Supplementary Planning Guidance

e Design and Place-making
e Access, Circulation and Parking Requirements

National Guidance

In the determination of planning applications regard should also be given to the
requirements of national planning policy which are not duplicated in the Local
Development Plan, particularly where national planning policy provides a more up to
date and comprehensive policy on certain topics.

Planning Policy Wales Edition 11 (PPW) was issued on 24th February 2021 in
conjunction with Future Wales: The National Plan 2040 (FW2040). PPW incorporates
the objectives of the Well-being of Future Generations (Wales) Act into town and
country planning and sets out Welsh Government’s (WG) policy on planning issues
relevant to the determination of all planning applications. FW2040 sets out the National
Development Framework for Wales (NDF), WG’s current position on planning policy
at regional and national level.

It is considered that the proposed development is consistent with the key principles
and requirements for placemaking set out in PPW; and is also consistent with the Well-
being of Future Generations (Wales) Act’s sustainable development principles through
its contribution towards the Welsh Ministers’ well-being objectives of driving
sustainable development and building healthier communities and better environments.



It is also considered the proposed development is compliant with the NDF, with the
following policies being relevant to the development proposed:

e Policy 1 — Where Wales will grow — Employment / Housing / Infrastructure
e Policy 2 — Shaping Urban Growth — Sustainability / Placemaking

SE Wales Policies

e Policy 33 — National Growth Areas Cardiff Newport & the Valleys —
SDP/LDP/large schemes.

Other relevant national policy guidance consulted:

PPW Technical Advice Note 12: Design
PPW Technical Advice Note 15: Development and Flood Risk
PPW Technical Advice Note 16: Sport Recreation and Open Space

Manual for Streets
REASONS FOR REACHING THE RECOMMENDATION

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that, if
regard is to be had to the development plan for the purposes of any determination to
be made under the Planning Acts, the determination must be made in accordance with
the plan unless material considerations indicate otherwise.

Furthermore, applications that are not in accordance with relevant policies in the plan
should not be allowed, unless material considerations justify the grant of planning
permission.

Main Issues:
Principle of the proposed development

The proposal seeks planning permission for the construction of a stable block and
associated manége for the use of Valley Veteran’s members.

The application site is located to the rear of Kennard Street which represents the
current limit of the developed residential area where it meets the adjoining open land,
albeit that the application site is within the defined settlement boundary.

Whilst the keeping of horses for either leisure or farm diversification purposes is not
acknowledged as an agricultural land use or activity, it is both appropriate and
reasonable that both they and any related facilities, such as stabling and exercise
areas, are located on undeveloped or unallocated sites where there is sufficient space
and convenient links to other land and routes for horse riding.



In light of the above, and given its sustainable location, the development would be
considered acceptable in principle, subject to consideration of the material matters
below.

Impact on the character and appearance of the area

The proposed development is considered to be acceptable in terms of the design,
siting, massing, scale, materials, and overall visual appearance. This view is taken for
the following reasons:

The stables would be located in a logical position at the end of the site, providing direct
access to the adjacent manége. The manéege would not constitute a development of
great mass, and any structures for this part of the scheme would relate only to the post
and rail fence necessary for enclosing the training area.

The rectangular layout of the stable block, combined with the proposed render finish
and slate roof, would provide an attractive and fit-for-purpose design. Furthermore,
due to its location, scale and single storey height, relative to the closest other
properties and set against the rising land levels to the south, it would not be visually
intrusive or harmful to the Registered Landscape designation.

Therefore, the proposed development is considered to be acceptable in terms of its
overall visual appearance and would not detract from the character or appearance of
the site or surrounding area.

Impact on neighbouring occupiers

Several objections were raised by the occupiers of the adjacent dwellings located
along Kennard Street following the public consultation process. Other than those
relating to drainage, land stability and access, which are considered elsewhere in the
report, these concerns were largely in respect of amenity issues such as overlooking,
noise, and nuisance smells from stables and animal waste storage.

It is acknowledged that the setting of the application site is on the very edge of the
settlement and close to open countryside, and that this area could be used for a large
number of animals to graze or exercise without the need for planning consent.
However, the proximity of the nearest dwellings is a key consideration to ensure that
the development would not cause an unacceptable detrimental impact to the amenity
of the occupiers of those properties.

Originally, as outlined within the ‘Application Details’ section, the proposed stables and
manege would have been around 7m from the rear garden boundaries and
approximately 20m from the rear elevations of the closest adjacent properties at 27
and 28 Kennard Street to the north-east.



Although the physical presence of the stable block would not likely be harmful to the
amenity of the neighbouring residents, there was a significant concern that the stabling
of seven horses might result in a high degree of nuisance, primarily through the
generation of odour generation from the animal’s presence, the storage of waste on
site and the comings and goings associated with their care.

Development Control Practice (DCP) notes that stable buildings which are near to
residential properties often attract objections on the basis that smell and possibly
health hazards such as rats and flies would occur, albeit that a key issue is whether
there would be a sufficient distance between such buildings and residential properties
to prevent such adverse conditions for neighbours.

However, by relocating the stables to the most south-western part of the site this has
increased the distance between the block and the Kennard Street garden boundaries
to 16.5m. Correspondingly, the distance between the block and the nearest rear
elevation would be in excess of 30m. Furthermore, the stables would be arranged
such that their entrance doors would face away from Kennard Street and towards open
countryside

Having taken the above into account, it is considered that the revisions are sufficient
to prevent the development having an unacceptable degree of harm to the amenity of
the surrounding properties. Subject to conditions in respect of manure storage,
external lighting, and boundary treatments, the latter two to address any concerns
about light pollution and overlooking towards rear gardens, the application is therefore
considered acceptable in this regard.

Access and highway safety
Access

The development would be accessed via a private un-metalled sub-standard lane
leading to the site from a junction with Kennard Street.

Kennard Street has a carriageway width of 7.5m, a footway width of 2m opposite the
site access point, a footway width of 2.4m on the eastern side of the access, and no
footway on the western side of the access.

Lane Access

The access lane leading off Kennard Street is sub-standard in terms of structural
integrity, surface water drainage, and lacks width for safe two-way vehicular
movement; all of which would lead to increased hazards to the detriment of safety of
all highway users.

Although the proposed development would generate limited additional traffic, being for
the stabling of 5 horses with exercise manege, there is potential for the increased



vehicular traffic to drag mud and debris onto the public highway and block the existing
highway drainage system. Therefore, should the application be recommended for
approval, the Highways and Transportation Section recommends a condition for the
first 20m of the lane to be surfaced in permanent material, prior to beneficial use of the
first stable.

Piecemeal Development

The submitted site drawing indicates that the proposed development would be for
phase 1 only, although the Applicant indicates future plans for a garage workshop and
accommodation building for phase 2.

The Transportation Section has commented that the lane width and condition would
not accommodate the increase in vehicular and pedestrian movement for phase 2,
unless it was widened to a minimum of 5.5m, surfaced in permanent material and
drained, and segregated pedestrian facilities were provided.

Whilst the matter under consideration for the current proposal is just phase 1, phase
2 would be subject to a highway objection in terms of highway safety unless the
aforementioned matters were able to be resolved.

Parking

It is noted that no off-street car parking has been specifically allocated for phase 1.
Therefore a condition for the provision of 5 off-street spaces, large enough to
accommodate a 4x4 and horse box, has been suggested.

Highway Safety Conclusion

Since the proposal would generate limited vehicular movements from and across the
sub-standard access, phase 1 only would be acceptable subject to a number of
conditions regarding the surfacing of the lane, parking provision and prevention of
surface water discharge to the public highway.

Surface Water Management

The site location plan provided identifies that the existing site boundary is green field.
The Flood Risk Management team has advised that NRW flood risk plans show the
site has a high Q30 surface water flood risk along the current track situated to the rear
of no’s 32-37 Kennard Street. There is also a medium Q100 surface water flood risk
within the same location as the Q30 area identified above but which also conveys
towards and into the rear gardens of 36 & 37 Kennard Street. A low Q1000 surface
waterflood risk runs the entire length of the site covering most of its surface area.

NRW flood plans are also supported by Flood Risk Assessment Wales (FRAW) 2020
plans, which concur with the locations of the high surface water areas and ordinary



watercourse as well as showing a larger area of the land being affected by a medium
surface water and ordinary watercourse flood risk than the NRW plans.

The applicant has stated that the method of disposing storm and surface water would
be via a sustainable drainage system and a large holding tank has been incorporated
into the plans. From the perspective of the Lead Local Flood Authority, the key element
required to satisfy PPW TAN15 would be the surface water discharge rate and the
applicant would be required to demonstrate the pre and post catchment discharge
rates.

Furthermore, the proposed development will encompass works that have drainage
implications for a construction area over 100m? and the requirements of Schedule 3
of the Flood and Water Management Act 2010 would apply. The development would
therefore require an application for Sustainable Drainage Systems (SuDS) to be
approved by the Sustainable Drainage Approval Body (SAB).

However, due to the site falling within high, medium, and low surface water areas and
ordinary watercourse flood risk, in addition to the proximity of open watercourse
channels, a condition for the submission of drainage details would also be considered
necessary. Any proposals to modify the watercourse would also require separate
Ordinary Watercourse Consent prior to works taking place.

In light of the above, and in the context of the complaints from neighbouring residents
about drainage issues, the conveyance of surface water to their properties and
concerns in respect of the stability of the site, it is likely that the measures identified
above would result in a degree of betterment to the eastern part of the site where
phase 1 would be located.

National Sustainable Placemaking Outcomes

Chapter 2 of PPW11 emphasises that development proposals should demonstrate
sustainable placemaking, to ensure that the right development is achieved in the right
place, and states that development proposals should be assessed against the national
sustainable placemaking outcomes.

PPW acknowledges that not every development proposal will be able to demonstrate
that they can meet all of the outcomes, or that it can be proved that an attribute of a
proposal will necessarily result in a particular outcome.

It is also recognised that the interpretation of the relevant criteria will depend upon the
detail and context of the proposal and the application site, and in the planning balance,
that greater material weight may be given to some attributes rather than others.

Therefore, in addition to consideration of the placemaking merits of the scheme within
the preceding sections of the report, the proposed development is considered to align
particularly well with the following national sustainable placemaking outcomes:



* Creating and Sustaining Communities: The development would provide community
based facilities for both armed forces veterans and local residents.

* Facilitating Accessible and Healthy Environments: The application site is located
close to a bus route with some services and facilities located within walking distance,
and since it is within the settlement boundary, can be considered to be a sustainable
location. It is not car-dependent and would promote physical and mental health and
well-being for its users.

* Growing Our Economy in a Sustainable Manner: The development would have a
small but positive effect in terms of construction jobs.

In respect of the other national outcomes listed, the development would not be
considered to have a negative impact.

Community Infrastructure Levy (CIL) Liability

The Community Infrastructure Levy (CIL) was introduced in Rhondda Cynon Taf from
31 December 2014.

The application is for development of a kind that is not CIL liable under the CIL
Regulations 2010 (as amended).

Conclusion

The Valley Veterans charity provides an extremely valuable service and support to ex-
servicemen and the proposal would be a superb development for this local charity, its
members and wider community.

The revisions to the scheme, in order to set the stable block further away from the
dwellings at Kennard Street, together with a reduction in size, is considered sufficient
to allay concerns about the impact upon neighbouring residents regarding odour and
from the use of the site.

Therefore, for the reasons stated within the report, it is considered the proposal would
not have an unacceptable detrimental impact upon the residential amenity of the
nearest neighbouring properties or be harmful to highway safety. The application
would therefore be considered to comply with Policies AW5, AW6, AW8 and AW 10 of
the Rhondda Cynon Taf Local Development Plan.

RECOMMENDATION: Grant

1. The development hereby permitted shall be begun before the expiration of
five years from the date of this permission.

Reason: To comply with Sections 91 and 93 of the Town and Country
Planning Act 1990.



The development hereby approved shall be completed in accordance with
the approved drawing number 2774 NB 02 (dated 2gth August 2021 and
relating to Phase 1 only),and details and documents received on 20th April
2021, 30th April 2021 and 315t August 2021.

Reason: To ensure compliance with the approved plans and documents and
to clearly define the scope of the permission.

No development shall commence until details of a scheme for the provision
of a minimum of three nesting bird boxes, to be fitted to the stable building
prior to beneficial use, has been submitted to and approved by the Local
Planning Authority. The boxes shall be retained and maintained in good order
in accordance with the approved details thereafter.

Reason: In the interests of nature conservation and to deliver a net
biodiversity gain in accordance with PPW11 and Policy AW8 of the Rhondda
Cynon Taf Local Development Plan.

No development shall commence until full site drainage details have been
submitted to approved in writing by the Planning Authority. These details
shall indicate how the development is to comply with the requirements of
Section 8.3 of PPW Technical Advice Note 15. The scheme shall be
implemented in accordance with the approved details prior to the beneficial
use of the development and retained in perpetuity.

Reason: To ensure that drainage from the proposed development does not
cause or exacerbate any adverse condition on the development site,
adjoining properties, environment and existing infrastructure arising from
inadequate drainage, in accordance with Policy AW 10 of the Rhondda Cynon
Taf Local Development Plan.

No development shall commence until details of a scheme for the surfacing
of the first 20 metres of the lane access leading from Kennard Street in
permanent materials, together with its tie in with the adopted highway, have
been submitted to and approved in writing by the Local Planning Authority.
The approved details shall be implemented prior to beneficial use of the first
stable.

Reason: In the interests of highway safety and to ensure the adequacy of the
proposal in accordance with Policy AW5 of the Rhondda Cynon Taf Local
Development Plan.

No development shall commence until details of a scheme for the provision
of parking spaces for 5 vehicles/horse boxes have been submitted to and
approved in writing by the Local Planning Authority. The spaces shall be laid



10.

11.

out prior to the beneficial use of the development and retained for the parking
of vehicles thereafter.

Reason: To ensure that vehicles are parked off the highway, in the interests
of road safety in accordance with Policy AW5 of the Rhondda Cynon Taf
Local Development Plan.

Prior to the beneficial use of the development hereby approved, a plan
indicating the positions, height, design, materials and type of boundary
treatment to be erected along the north-eastern site boundary of the Phase
1 area shall be submitted to and approved by the Local Planning Authority.
The boundary treatment shall be completed as approved before the use is
commenced.

Reason: In the interests of residential amenity in accordance with Policy AW5
of the Rhondda Cynon Taf Local Development Plan.

Prior to the beneficial use of the development hereby approved, details of a
scheme for the storage and management of manure and other waste shall
be submitted to and approved in writing by the Local Planning Authority. The
scheme shall be operated in accordance with the approved details thereafter.

Reason: In the interests of residential amenity in accordance with Policy AW5
of the Rhondda Cynon Taf Local Development Plan.

With the exception of the south-west facing front elevation of the proposed
stable block, no external lighting shall be erected or installed on site.

Reason: In the interests of residential amenity in accordance with Policy AW5
of the Rhondda Cynon Taf Local Development Plan.

The stables and manége shall be used for the private stabling and use of
horses associated with the members and beneficiaries of the Valley Veterans
Charity and shall not be used for livery or any commercial purpose.

Reason: In the interests of residential amenity and to define the scope of the
permission in accordance with Policy AW5 of the Rhondda Cynon Taf Local
Development Plan.

Surface water run-off from the proposed development shall not discharge
onto the public highway or connect to any highway drainage system unless
otherwise agreed in writing by the Local Planning Authority.

Reason: In the interests of highway safety and to prevent overcapacity of the
existing highway drainage system and potential flooding in accordance with
Policies AW5 and AW10 of the Rhondda Cynon Taf Local Development Plan.






