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Mr. Craig and Mrs. Natalie O'Shea, 51, Porth Y Castell, Barry, Vale of Glamorgan, CF62 6QD

Ray Baker Arch. Consultant, 22, Cwm Barry Way, Barry, Vale of Glamorgan, CF62 6LB

51, Porth Y Castell, Barry
Remove veranda, reconstruct with sun lounge to lower ground floor, new two storey extension, form rooms in roof, new second floor dormer and Velux rooflights. Extend off street car parking, take down existing side porch and form new steps

SITE AND CONTEXT

The application site is located at No.51 Porth Y Castell, within the settlement boundary of Barry. The site relates to a two storey, detached dwelling which adjoins No.12 Marine Drive and open space to the rear. The application site slopes significantly to the rear resulting in the application dwelling being sited at a significantly higher level than the land to the rear and the garden being split over three levels. 

The site is situated within the Barry Garden Suburb Conservation Area. 

DESCRIPTION OF DEVELOPMENT

The application seeks consent for the following:

· Erection of rear extension at lower ground floor level, including the use of the existing void as a sun lounge.
 

· Erection of rear extension at ground floor level and veranda.


· Demolition of existing porch to side (west) at ground floor level.
 

· Creation of a bedroom and en-suite bathroom within the existing roof slope to the side (east) elevation at first floor level including the installation of Velux rooflights.
 

· Erection of a dormer to the rear elevation. The proposed dormer measures approximately 2.4 metres in width, by 2.8 metres in depth, with a pitched roof 3.7 metres in height at its apex.  The dormer serves a bedroom and en-suite bathroom.


· Extension of existing driveway to front 
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PLANNING HISTORY

No Planning History.

CONSULTATIONS

Barry Town Council were consulted on 17 July 2014, their response sent 6 August 2014 states ‘To enhance the privacy and amenities of the occupiers of the dwelling and those of the occupiers of No.49 Porth Y castell, Barry Town Council suggests that an obscurely glazed screen or a raised wall is added to the eastern side of the proposed veranda. If this amendment is added Barry Town Council has no objection to the proposal. 

Ward Members were consulted on 17 July 2014, no responses received to date.

Estates (Strategic Property Estates) were consulted on 17 July 2014, no response received to date.

REPRESENTATIONS

The neighbouring properties were consulted on 18 July 2014. No representations received. 

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:

env17 – protection of the built and historic environment 

env20 – development in conservation areas 

env27 – design of new developments 

Planning Policy Wales (Edition 7, 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, 2014) 

Supplementary Planning Guidance

Amenity Standards 

Issues

The primary issues in the consideration of this application are the impact of the proposed development on the character of the existing dwelling, the visual amenities of the surrounding area and the residential amenity of the neighbouring dwellings. 

Visual Amenity 

The streetscene when viewed from the front elevation consists of detached dwellings situated within fairly spacious plots. The front elevation of the dwellings are sited the same level as the highway to the front, however the land slopes considerably to the rear boundary and increases in height from the rear boundary to Marine Drive. As a result, the rear elevation of the application dwelling is highly visible from the land adjoining the rear boundary and from Marine Drive. 

The existing dwelling is relatively large in scale, however the proposed extensions are relatively small scale, proposing an increase in depth projecting from the rear elevation. Additional accommodation is also proposed within the roof slope served by Velux rooflights. 

A dormer is proposed to the rear elevation, which includes a pitched roof. The proposed dormer is set down from the ridge of the existing dwelling, set up from the eaves and in from the side elevations, to comply with the Council’s Adopted Design Guidance. The proposed dormer is relatively large, however the roof slope appears large enough to accommodate the dormer without it dominating the existing roof. 

The alterations to the rear elevation consist of glass balustrading with aluminium doors and a white render finish and the erection of a rear extension at lower ground and ground floor level.  Overall the proposed alterations are relatively modest in terms of their scale, design and are considered to modernise the existing dwelling. 

Thus, the proposed development is considered acceptable in terms of scale, design and materials and will not adversely affect the character of the existing dwelling or the visual amenities of the surrounding area. It is recognised that the proposed development is predominantly sited to the rear of the existing dwelling and although the application site is sited within the Barry Garden Suburb Conservation Area, the rear of the application site is outside the conservation area. The existing porch to the side elevation is visible from the front of the application site, however is not considered to be of any architectural merit and therefore no objections are raised to its removal. The proposal will consequently not detrimentally affect the character of the conservation area. 

Residential Amenity 

There is an existing veranda sited to the rear elevation of the dwelling, which gains access from the ground floor and provides external access to the rear garden at lower ground floor level. There is currently very little screening to the veranda, which results in users having views towards both neighbouring dwellings; No’s 51a and 49 Porth Y castell. Although alterations are proposed to the existing veranda, which includes an increase in size and the introduction of additional glazing, it is not considered that the proposal will detrimentally affect the privacy of the neighbouring occupiers any more than the existing veranda. 

Barry Town Council have stated that they have no objection to the proposal provided a privacy screen is installed to the eastern boundary to protect the privacy of the occupiers of No.49 Porth Y Castell. Considering users of the veranda currently have views towards the neighbouring dwelling and their garden area, it would not be reasonable to request that a privacy screen is installed for the proposed development, taking into account that the situation is not substantially different, even though slightly larger.   

There is a veranda proposed serving the dormer, however the veranda does not provide direct views to the side with the majority of views to the rear and is therefore considered acceptable in terms of its impact on privacy. 

The proposed development is therefore not considered to unacceptably affect the privacy or residential amenity of any of the neighbouring dwellings any more than the existing situation. 

Amenity Standards 

The rear garden sited furthest from the dwelling will be unaffected by the proposal and even though the proposed extension will slightly reduce the amount of amenity space serving the dwelling, sufficient amenity space remains to serve the dwelling in compliance with the Council’s Supplementary Planning Guidance on ‘Amenity Standards’.

Parking 

The application site currently provides off-street car parking within the existing garage and within the driveway to the front of the garage. A walled front garden is sited either side of the existing driveway. The garden area is proposed to be reduced to accommodate an extended driveway providing an additional off-street car parking space. There is currently a dropped kerb serving the extended driveway and it is not considered that the proposal will adversely affect the visual amenities of the street scene or detrimentally affect highway safety. Although it is noted that vehicles will be required to reverse onto the highway, as there is insufficient space to turn within the site, this is the existing situation for the application site and dwellings within Porth Y Castell. There is also considered to be adequate visibility when leaving the site. 

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 ENV17 ‘Protection of the Built and Historic Environment’, ENV20 ‘Development in Conservation Areas’ and ENV27 ‘Design of New Developments’ the proposed development is considered acceptable in terms of scale, design and materials and will not adversely affect the character of the existing dwelling, the visual amenities of the Barry Garden Suburb Conservation Area and the residential amenity of the neighbouring dwelling. 

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.

NOTE:

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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