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Mr. Philip Shaw, Old Hedges, Trehill, St. Nicholas, Cardiff, Vale of Glamorgan, CF5 6SJ

Robertson Francis Partnership, 5-7, Museum Place, Cardiff, South Glamorgan, CF10 3BD

Old Hedges, St. Nicholas, Cardiff
Refurbishment and extension of 4-bedroom detached dwelling house to provide additional bedroom / ensuite and home office.

SITE AND CONTEXT

The application site as edged red comprises an existing detached two storey dwellinghouse and associated residential curtilage, plus an area of agricultural land to the north. The dwelling sits at the end of a private drive that runs past the Trehill Presbyterian Church and serves at least three other properties. 

The application site lies within the residential settlement boundary for St Nicholas but just outside of the St. Nicholas Conservation Area as defined in the Unitary Development Plan. The northern section of the application site, as edged red, lies within the Ely Valley and Ridge Slopes Special Landscape Area, which also abuts the eastern boundary of the property. In addition the site is subject to a Tree Preservation Order, TPO No. 9, 2009.

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the refurbishment and extension of the existing house. The proposal entails the following works:-

· Demolition of the existing single storey, pitched roof, double garage and utility room to the side of the dwelling.


· A two storey pitched roof extension on the north-east side elevation, measuring approximately 4.5m x 7.35m, to a ridge height of 7.55m in line with the existing, and comprising a pitched roof, gabled dormer. The extension will accommodate additional floor space to the ground floor kitchen, plus two bedrooms at first floor.


· A two storey pitched roof extension on the north-east side elevation of the new two storey referred to above, measuring approximately 8.2m x 6.7m, to a ridge height of approximately 6.95m, 0.6m below the main ridge, and with pitch roof, gabled dormers on front and rear elevations. The extension will accommodate a ground floor garage, utility and lobby, with an internal staircase to a first floor home office with a filing room and W.C.


· The replacement of the existing lean-to entrance porch with a new two storey, pitched roof entrance hall, measuring approximately 5.15m x 4.1m at its deepest, and to a ridge height of approximately 7.3m.
 

· An additional reconstituted stone flat roofed portico on the front elevation of the new two storey entrance hall, measuring approximately 3.4m x 1.3m to a height of approximately 3.05m.


· Other refurbishment works, include Georgian style replacement windows and reconstituted stone cills.  

The external finishes of the proposed works will include light cream render, natural slate roof, and reconstituted stone quoins, copings etc., in line with the Georgian style refurbishment.

PLANNING HISTORY

1977/01508/FUL – Playroom extension and alterations to garages – Approved 20 December 1977.

1978/00029/FUL – Hall alterations – Approved 21 March 1978. 

2007/01133/FUL - Conservatory/orangery - Approved 12 September 2007. 

Tree Preservation Order – TPO No. 9 2009 – Three individual trees – T12, 13 & 14 – Two Sycamores and a Deodar.  

CONSULTATIONS

St. Nicholas and Bonvilston Community Council were consulted on 10 July 2014. No comments have been received to date.


REPRESENTATIONS

The occupiers of neighbouring properties were notified on 10 July 2014. In addition a site notice was posted on 6 August 2014. No representations have been received to date.

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:

ENV4 - Special Landscape Areas (SLA). 

The application site as edged red lies partly within and adjacent to the Ely Valley and Ridge Slopes SLA.

ENV20 - Development in Conservation Areas.

ENV27 - Design of New Developments. 

TRAN10 - Parking. 

Strategic Policies 1 and 2 - The Environment.

Planning Policy Wales (Edition 7, July 2014) advises that where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications. It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.
In this case, the relevant material considerations are considered to be as follows:

National Planning Policy 

Planning Policy Wales (Edition 7, July 2014) – In particular Chapter 5-Conserving and Improving Natural Heritage and the Coast, including, paragraph 5.1; and Chapter 9 – Housing, including 9.3 Development management and housing.

Technical Advice Notes 

TAN12 – Design, including paragraph 2.6.

Supplementary Planning Guidance (SPG)

Amenity Standards SPG.

St Nicholas Conservation Area Appraisal and Management Plan.

Issues

In assessing the proposal against the above policies and guidance it is considered that the principal issues relate to the design and visual impact; and the effect on neighbouring and residential amenity. 

Design and visual impact
In policy terms, it has already been noted that the house and its authorised curtilage lie adjacent to the Ely Valley and Ridge Slopes SLA, but just outside of the St Nicholas Conservation Area. The Conservation Area Appraisal identifies that the site was originally within the Conservation Area boundary but has since been omitted following the boundary alterations advised in the Appraisal. Notwithstanding this, as the site lies just to the north of the Conservation Area, there is still a requirement to consider any effect on the setting of the Conservation Area in line with policy ENV20 of the UDP, and it’s supporting text. 

The proposal entails a relatively large scale extension to the property, including the new entrance hall and garaging with first floor office accommodation. Along with the additional renovation works, the proposal will not only increase the scale and massing of the building, but its character and appearance will also be significantly altered. The proposed works will result in a much more imposing ‘Georgian’ style property compared with the simple and relatively non-descript form of the existing. Despite this it is recognised that, even discounting the land to the north, which is not part of the authorised curtilage, the house sits within a spacious garden where the larger dwelling would not appear out of place. In addition, details such as the set down and set back of the garage and office extension, serve to reduce the overall massing of the extended dwelling. The neighbouring houses are a mix of styles, and properties such as “Ashdene” to the south, which lies within the Conservation Area, have also been extended over the years. Thus it is not considered that the proposal will cause any significant harm to the setting of this part of the Conservation Area.

As for any wider landscape impact, it has already been identified that there are trees on the site statutorily protected by a Tree Preservation Order. However the protected trees sit at the frontage of the site well away from the area of the proposed works. As such there should be no adverse impact on the long term vitality and viability of the protected trees. 

In terms of the impact on the Special Landscape Area to the north and east, it is considered that the refurbished and extended dwelling would be seen against the backdrop of the existing development. As such, whether it is viewed from the adopted lane to the north and west, or the more distant public footpath to the north and east, the new works will do little to affect the rural landscape setting of the SLA. 

Thus it is recognised that the proposal represents a relatively large increase in the size of the building, and a substantial change to the style and appearance of the existing house, which will have an effect on the character of the surrounding area. However, it not considered that the impact would cause such harm as to justify a refusal of the application.
Neighbouring and residential amenity

In terms of the impact on neighbouring occupiers it is noted that there are a number of existing properties in proximity to the site, including the adjoining properties “Tarquin” and “The Old Manse”. As the greater part of the works will be to the north eastern side of the house, which is away from the adjacent properties, there will be little, if any adverse impact on the neighbours in relation to issues of privacy, overshadowing or of an overbearing nature. The other nearest neighbour is “Ashdene” to the south which is well over the 21m window to window distance advised in the Council’s Amenity Standards SPG, and, in any case is separated by the private drive.

As regards the residential amenity for the application site itself, the Council’s Amenity Standards SPG requires a minimum of 1m2 of amenity space for every 1m2 of gross floor area of the building, with 70% of the provision accommodated in a private rear garden. It is considered that the authorised garden curtilage is able to provide a more than sufficient level of useable amenity space to serve the extended dwelling. 

Other issues

On the issue of highways, although the proposal will increase the number of bedrooms, the site can readily accommodate more than the Council’s minimum requirement for on-site car parking, with both new garaging and a large forecourt area.

In view of the above the following recommendation is made.

CONCLUSION

The decision to recommend 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 ENV4-Special Landscape Areas, ENV20-Development in Conservation Areas, ENV27-Design of New Developments, TRAN10-Parking, and Strategic Policies 1 and 2-The Environment of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Amenity Standards and the St. Nicholas Conservation Area Appraisal and Management Plan; and national guidance contained in Planning Policy Wales and TAN12-Design; it is considered that the proposal is an acceptable extension and alteration to an existing dwelling that will have no significant harm on the character and appearance of the area, nor detract from the existing levels of neighbouring and general amenities. 
RECOMMENDATION – OFFICER DELEGATED
APPROVE subject to the following condition(s):

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


Reason:


To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.

2.
The garage and office accommodation hereby permitted shall not be occupied at any time other than for purposes ancillary to the residential use of the dwelling known as Old Hedges.


Reason:


For the avoidance of doubt as to the extent of this permission, which does not grant consent for any separate and independent business or residential use unrelated to the existing dwelling, development which may be contrary to Policies HOUS2-Additional Residential Development, ENV27-Design of New Developments and EMP2-New Business and Industrial Development of the Unitary Development Plan.

3.
Notwithstanding the submitted site edged red location plan, this permission does not grant or imply any consent for the extension of the authorised residential curtilage.


Reason:


For the avoidance of doubt as to the extent of this permission.

NOTE:

1.
Please note that the site is subject to a Tree Preservation Order and, although the current proposal should not affect the trees, you should be aware that if at any time you wish to undertake development which constitutes Permitted Development under the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013, (or any Order revoking and re-enacting that Order with or without modification) you should contact the Council's Planning Department. Works constituting Permitted Development affecting trees covered by a Tree Preservation Order, whether branches, roots or its trunk, require consent under Tree Preservation Order legislation. Similarly consent is required for works to Tree Preservation Order trees in general including lopping, topping and felling.

Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read carefully.  It is your (or any subsequent developers) responsibility to ensure that the terms of all conditions are met in full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice.
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