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3, Alberta Place,  Penarth
Alteration works to convert existing garage at rear of 3, Alberta Place into studio apartment

SITE AND CONTEXT

The site is a recently built domestic garage to the end of the garden of No. 3 Alberta Place.  The property is on a corner plot with the garage fronting onto Sully Terrace. 3 Alberta Place is at the end of the terrace of three and is a two storey brick house with slate roof.  The house has a long garden with the garage, built under planning permission Ref: 02/01724/FUL, being located at the end of this garden. 

The garage is set back from the pavement behind a pair of wooden gates. The garage is a wide structure with a single garage door.  There is a pitched slate roof with timber cladding for the gable facing the road.  The garage is attached to the neighbour’s smaller garden store, which was built under the same planning permission. 

DESCRIPTION OF DEVELOPMENT

The proposal is to change the use of the garage from an ancillary domestic outbuilding to a small independent dwelling, being described as a studio apartment.  This is to accommodate the owners of No. 3 Alberta Square as they rent out the main house though want small scale accommodation in Penarth when they are in the UK, though for the foreseeable future they are travelling overseas. 

The alterations to the garage are minimal from the exterior, with a timber wall with two sets of double windows which will still be behind the roller shutter (for security reasons) for most of the year.  Internally, the dwelling will comprise of a bed-sit area, a dressing room, WC/shower room and a kitchen/dining area.  An area of the garden of No. 3 Alberta Place is to be allocated for the new dwelling, with bin storage also included.  No off-street parking provision has been included with the proposals.

PLANNING HISTORY

2002/01724/FUL: 2/3, Alberta Place, Penarth - Proposed garage and garden store.  Approved 7 February 2003.

2001/01491/FUL: 3, Alberta Place, Penarth - Alterations to existing external openings and new French doors to gable elevation.  Approved 18 January 2002.

CONSULTATIONS

Penarth Town Council – No objection though suggested obscure glazing for windows that face the neighbour at Sully Terrace;

Environment Agency Wales – No comments received;

The Head of Visible Services (Highway Development) – Will not insist on off-street parking provision, as the site is well served by public transport links in close proximity.

Countryside Council for Wales – No objections though should consult local ecologist;

Plymouth Ward Member – No comments received.

Dwr Cymru/Welsh Water – No objection subject to conditions relating to drainage;

The Council’s Ecology Officer – Stated that the development is unlikely to have a negative effect to protected species;

The Director of Legal, Public Protection and Housing Services (Environmental Health) – No objections.

REPRESENTATIONS

Nos. 37 and 38 Sully Terrace, Nos. 94, 96, 98 and 100 Westbourne Road and Nos. 1, 2, 4, 5, 6 Alberta Place were consulted on the 25 November 2009.  There have been no comments received from neighbours.

REPORT

Planning Policies

The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18th April 2005, and within which the following policies are of relevance:

HOUS2 of the Unitary Development Plan identifies Penarth as an area where housing infill, small-scale development and redevelopment may be acceptable. This is subject to the criteria outlined in Policy HOUS8 - Residential Development Criteria, which states:

i. THE SCALE, FORM AND CHARACTER OF THE PROPOSED DEVELOPMENT IS SYMPATHETIC TO THE ENVIRONS OF THE SITE;  
ii. THE PROPOSAL HAS NO UNACCEPTABLE EFFECT ON THE AMENITY AND CHARACTER OF EXISTING OR NEIGHBOURING ENVIRONMENTS OF NOISE, TRAFFIC CONGESTION, EXACERBATION OF PARKING PROBLEMS OR VISUAL INTRUSION; 

iii. THE PROPOSAL DOES NOT HAVE AN UNACCEPTABLE IMPACT ON GOOD QUALITY AGRICULTURAL LAND (GRADES 1, 2 AND 3A), ON AREAS OF ATTRACTIVE LANDSCAPE OR HIGH QUALITY TOWNSCAPE OR ON AREAS OF HISTORICAL, ARCHAEOLOGICAL OR ECOLOGICAL IMPORTANCE; 

iv. WHEN APPROPRIATE AND FEASIBLE THE PROVISIONS OF POLICY REC 3 ARE MET; 

v. THE PROVISION OF CAR PARKING AND AMENITY SPACE IS IN ACCORDANCE WITH THE COUNCIL'S APPROVED GUIDELINES; 

vi. ADEQUATE COMMUNITY AND UTILITY SERVICES EXIST, ARE REASONABLY ACCESSIBLE OR CAN BE READILY AND ECONOMICALLY PROVIDED. 

HOUS11 of the UDP relates to Residential Privacy and Space and states that existing residential areas characterised by high standards of privacy and spaciousness will be protected against over development and insensitive or inappropriate infilling.  

ENV27 of the UDP refers to the Design of New Developments and is also a criteria based policy that requires that new development has full regard to the context of the local natural and built environment and its special features. 

TRAN10 relates to Parking and requires the provision of parking in accordance with Council’s guidelines subject to type of land use, its density and location; accessibility to public transport; and the capacity of the highway network.

The Council also has Supplementary Planning Guidance (SPG) including an SPG on Amenity Standards which, in addition to requirements in relation to levels and quality of amenity space, contains policies relating to privacy, overshadowing and visual amenity.

National guidance is contained in Planning Policy Wales March 2002. Paragraph 9.3.4 states:

“In determining applications for new housing, local planning authorities should ensure that the proposed development does not damage an area’s character and amenity. Increases in density help to conserve land resources, and good design can overcome adverse effects, but where high densities are proposed the amenity of the scheme and surrounding property should be carefully considered. High quality design and landscaping standards are particularly important to enable high density developments to fit into existing residential areas.”

In addition paragraph 9.3.3 states:

“Insensitive infilling or the cumulative effects of development or redevelopment, including conversion and adaptation, should not be allowed to damage an area’s character and amenity. This includes any such impact on neighbouring dwellings, such as serious loss of privacy or overshadowing.”

In assessing the proposal against the above policies and guidance the following points are noted.

Issues

· Size and design of resultant apartment

· Parking provision

· Impact to neighbour amenities

Considerations

Character and Appearance

The proposed development is for the use of a domestic garage, currently ancillary to 3 Albert Place, as an independent dwelling. It will essentially form a new dwelling, independent from its host dwelling at No. 3 Albert Place.  Though the garage will not be extended or physically altered in any significant way, the use of the building will change with it being used as a dwelling and not an outbuilding to a larger property.

As the existing building is not proposed to be extended as part of the proposals, the dwelling to be formed will be relatively small, described as a studio apartment by the applicant. It measures approximately 6.7m x 5.7m, with a bed-sit living area, kitchen/dining area, a dressing room and a WC/shower.  The accommodation is limited, though this application is to provide the owners of No. 3 Albert Place with short term accommodation when they are not travelling. They rent out the main house and therefore require separate accommodation when they are in Penarth.  However, the application would result in an independent dwelling if approved, that could be sold off or rented out and occupied on a more permanent basis.  Therefore, despite the personal circumstances of the applicant, the proposals should be considered simply as a change of use to a dwelling that could potentially be used on a permanent basis if circumstances changed with the applicant.

The existing garage is in a good condition, built only several years ago. It is located to the rear of the house, though as the site is a corner plot it faces onto Sully Terrace.  Generally, the character of the area comprises of simple red brick terraced houses with slate roofs, all of which being two storey.  The neighbouring houses have small front gardens with larger rear gardens backing onto the lanes. The houses appear to be Victorian or early 20th Century in age.  The proposals though, would result in a single storey detached dwelling, very different in appearance from other dwellings within the street scene.

Whilst there may be little in the way of visible differences relating to the development, it has to be considered that if this garage is to be used as an independent bungalow, it will introduce another residential dwelling into the street. It must also be considered whether it would be acceptable to have a dwelling that will have the appearance of a converted garage in this location.

As a garage, the appearance of the building is typical, functional and generally in keeping with standard residential garages.  However, as a dwelling the size, form and appearance would be at odds with the street scene (being at the end of a terrace), resulting in an incongruous and out of character dwelling in this location. The existing garage has an acceptable visual relationship to the host dwelling and within the street scene, though as a self-contained dwelling it would have an uncomfortable visual relationship with the neighbouring dwellings due to their significant difference in form and their close proximity.  The converted garage would still appear within the street scene as an outbuilding, even though it will in fact be an independent dwelling.  This adds to the perception that this is a poorly conceived proposal, which would result in a new dwelling that does not fit comfortably within the street scene, to the detriment of the character of the area.

Amenity Space

Another concern is the impact to amenity space as a result of the proposals. Whilst the garden area for the newly formed dwelling is just about sufficient, the proposals would result in a deficiency of provision with regards to the host dwelling at No. 3 Alberta Place. This is based on the required standards set out in the Supplementary Planning Guidance ‘Amenity Standards’ of 1m2 of amenity space per 1m2 of dwelling floorspace. From our approximated calculations the resultant garden space to serve No. 3 Alberta Place is significantly under this required threshold as a result of the proposed development.

Impact to neighbour amenities

The dwelling as proposed would have two windows facing the nearest neighbour at 38 Sully Terrace.  These windows serve the dressing room and the bed-sit area. These windows would face directly onto the side of the neighbour’s house at close proximity.  As these windows would be directly on the boundary it would be required that they should be obscure glazed and fixed shut to avoid any undue overlooking to the detriment of the neighbour’s privacy.

Parking provision

The proposed change of use of the garage to an independent dwelling would result in the loss of parking provision for No. 3 Alberta Place and also would result in a new dwelling within the street with no off-street parking.  However, Sully Terrace has an existing level of on-street parking, with enough spaces generally to avoid a parking problem.  It is also considered that this site is close to the town centre with good public transport links.

Overall, whilst the scheme is acceptable in terms of parking provision, design of the alterations, and impact to neighbours, the concern remains that the proposals would result in a dwelling that would be of an incongruous design within the street scene, to the detriment of the character of the area.

CONCLUSION

The decision to refuse planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which requires that, in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.

Having regard to Policies HOUS2 (Additional Residential Development), HOUS8 (Residential Development Criteria), HOUS11 (Residential Privacy and Space) ENV27 (Design of New Developments) and TRAN10 (Parking) of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Amenity Standards; and national guidance contained in Planning Policy Wales March 2002; it is considered that the proposals represent the unacceptable development of the site, which will result in a dwelling of an unacceptable form and appearance, out of character with the street scene and being an overly-contrived and incongruous form of development, with a resultant deficiency of amenity space for the occupiers of the existing dwelling.

RECOMMENDATION – OFFICER DELEGATED 

REFUSE

1.
Having regard to Policies HOUS2 (Additional Residential Development), HOUS8 (Residential Development Criteria), ENV27 (Design of New Developments) and TRAN10 (Parking) of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Amenity Standards; and national guidance contained in Planning Policy Wales March 2002; it is considered that the proposals represent the unacceptable development of the site, which will result in a dwelling of an unacceptable form and appearance, out of character with the street scene and being an overly-contrived and incongruous form of development, with a resultant deficiency of amenity space for the occupiers of the existing dwelling.
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