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Mr. and Mrs. Darren Raisis, Lee Croft, 135, Colcot Road, Barry, Vale of Glamorgan, CF62 8UJ

Mr. Greg Tuck, Meridian Building Design, The Rise, 41a, Highwalls Avenue, Dinas Powys, Vale of Glamorgan, CF64 4AQ

Lee Croft, 135, Colcot Road, Barry
Two storey side extension and associated works for disabled occupancy

SITE AND CONTEXT

The application site is No. 135 Colcot Road, Barry, which is a two-storey semi-detached dwelling located within the settlement boundary of the town. The site is located within a predominantly residential street scene, comprising predominantly semi-detached properties but of varying designs and scale. The site is located close to the junction of Colcot Road and Highfield Road, as shown on the plan below:
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DESCRIPTION OF DEVELOPMENT

The application proposes a two-storey extension and a single storey extension to the dwelling. The two-storey part would measure 5.3m wide x 8m deep x 8.2m in height to adjoin the existing roof. The front elevation would run flush with the existing front elevation and the roof would continue the plane of the existing roof. The single storey section would measure 2m deep x 8.2m wide x 3.7m in height to the top of the lean to roof.

The accommodation in the extensions would comprise a bedroom, shower room and kitchen extension at ground floor with two bedrooms at first floor.
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PLANNING HISTORY

None

CONSULTATIONS

Barry Town Council- No objection.

Local ward members- no representations received.

REPRESENTATIONS

The neighbouring properties were consulted.

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:

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Planning Policy Wales (Edition 7, 2014) advises that where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the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 It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.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

Scale, form, design and visual impact.

In general design terms, the extension is considered to be of a character and form that has due regard to the existing and adjoining dwelling. The size and pattern of fenestration reflects the existing dwelling and the materials would match. 

In terms of the surrounding street scene, the pair are not located midway along a row of semi-detached dwellings and therefore the proposal does not raise any issues in respect of terracing. Therefore, the main issues in respect of design and the impact on the street are whether the development would unacceptably imbalance the pair and whether the extension would protrude to an unacceptable degree in the street.

The extension would be just over 5m in width whereas the existing house is 6m wide and consequently, the proposal would almost double its width. The adjoining house (No.133 Colcot Road) has also been extended to the side at two-storeys, however, the resultant dwelling width is 9.5m (an extension of approximately 3.5m). Therefore, this property would be wider than No. 133 however, the difference would be just 1.5m, which is considerably less than the existing differential between the widths of the two dwellings (and less than a typical extension which would typically be approved to the side of a semi-detached dwelling which adjoined an un-extended property). 

Therefore, while the proposed development would significantly increase the width of the existing house, it is considered that in light of the extension to the adjoining house, the development would not unacceptably imbalance the pair, albeit No. 135 would become the larger of the two. This is further reinforced by the fact that the neighbouring extension continues the front elevation and roof plane of the original house, rather than being constructed in a subservient way with a break in the front elevation and roof.

The creation of a second bay on the front of the extension would not assist preserving the balance of the pair, however, for the reasons given above, it is considered that the development is acceptable in terms of its relationship to the neighbouring house. There are other examples of very large semi-detached houses in the street and it is considered that the resultant dwelling would not appear as over scaled or incongruous in the wider context.

The extension would be sited approximately 2m in from the side boundary of the site and while the front corner would be sited clearly forward of the building line along Colcot Road (to the north of the site) the orientation of the dwelling and extension relative to that building line is such that the side elevation would taper back towards that line. It is considered that the extension would not project unduly past the building line along the street and would not appear as harmfully intrusive in the street.

Notwithstanding this it was considered that a narrower extension would be preferable and such discussions were held with the applicant’s agent, however, amendments have been resisted and the development must be determined on the basis of the original submissions. It should also be noted that the extension is required to provide facilities for a disabled child of the applicant, and therefore a larger floor space than would otherwise be required is necessary to make sufficient care provision. 

The single storey extension would impact negligibly on the character of the dwelling and street scene, but is in any case considered to be of an acceptable design which is in keeping with the existing house.

In conclusion, it is considered that the proposed extension would have regard to the context of the surrounding built environment in accordance with Policy ENV27 of the UDP.

Impact on neighbours

There are no neighbours directly to the side of the house and the extension would be in excess of 11m from the side elevation of the nearest property to the rear, which does not have any principal habitable room windows in it. Therefore, it is considered that the extension would not appear as overbearing or unneighbourly from windows in neighbouring houses. The extension is also considered to be far enough away from the neighbouring garden to the rear to not unreasonably impinge on the amenities of the occupiers when using the garden.

There would be a bedroom window at first floor on the rear elevation, however, this wouldn’t directly overlook any habitable room windows on neighbouring dwellings and it is also considered to be sufficient distance from the garden to the rear to protect the privacy of that garden.

The development would therefore comply with the aims of Policy ENV 27 and the Council’s SPG in terms of privacy and impact on residential amenity.

Amenity Space

The dwelling is sited within a relatively large curtilage and therefore sufficient amenity space would remain after the extension to satisfy the Council’s SPG, that being at least 1m2 of garden per 1m2 of gross floor space.

Parking

There is a vehicular access to the side of the curtilage, which would not be affected by the extension. Consequently two of street spaces would remain which, in addition to on street capacity, is considered to be acceptable to serve the dwelling as extended.

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 Policy ENV 27- Design of New Developments, of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, and the Council’s Supplementary Planning Guidance on Amenity Standards, it is considered that the development is acceptable in terms of its scale, design, impact on residential amenity and impact on parking provision and amenity space.

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 external finishes of the development hereby approved shall match those of the existing dwelling.


Reason:


To safeguard local visual amenities, as required by Policy ENV27 of the Unitary Development Plan.

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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