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Mr. Lee  James, 17, Caynham Avenue, Penarth, South Glamorgan., CF64 5RR

Ken Morgan DBM LTD The Studio , Little Greenway, Crinow Road, Narberth, Pembrokeshire, SA67 8TA

18, Clive Place, Penarth
Internal and external alterations, demolition of existing garage and construction of proposed garage

SITE AND CONTEXT

The site relates to an end of link Edwardian property that benefits from front and rear gardens, within the Penarth Settlement Boundary. The property is not Listed but is within the Penarth Conservation Area. 

DESCRIPTION OF DEVELOPMENT

The proposal includes the demolition of an existing rear dilapidated garage and the construction of a new garage together with the insertion of new windows to the front elevation, rebuilding part of the existing rear annexe and rooflights within the rear roof plane.

The new garage would measure 3.9 metres in width, 6.8 in length with a 2.4 metre eave height and a maximum height of 3.4 metres with a pitched roof finished in smooth render.

The rooflights would be located within the rear roof plane and would be conservation style.

The rear 2 storey annexe would be partly demolished and rebuild, a structural survey submitted with the application that suggests the property has suffered from subsidence, the plans show the rear works being finished in render.

PLANNING HISTORY

No History

CONSULTATIONS

Penarth Town Council were consulted on 29 July 2014. A response received on 11 Aug 2014 states THAT: the application be approved.

Conservation (Planning) were consulted on 29 July 2014. No response was received at the time of writing this report.

St. Augustines Ward Members were consulted on 29 July 2014. No response was received at the time of writing this report.

REPRESENTATIONS

The neighbouring properties were consulted on 29 July 2014. A site notice was also displayed on 03 June 2014 and the application was also advertised in the press on 12 June 2014. No letters of representation 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:

env20 

(development in conservation areas)

ENV21 

(demolition 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

Penarth Conservation Area Appraisal and Management Plan (2011)

Issues

In assessing the proposal against the above policies and guidance it is considered that the principal issue relates to the impact the proposal will have on the character and appearance of this part of the Penarth Conservation Area and the impact on the amenity and privacy of neighbouring properties.

The proposed demolition of the existing garage is not considered to cause any harm the character of the conservation area, given its age and finish the garage is not considered to add any value to the character of the wider area.

The location of the proposed works at the rear of the property will ensure there are no views from the wider streetscene of the garage, rooflights or rear annexe and as such the proposal is not considered to be harmful to the character or the appearance of the Conservation Area. 

The scale and form of the proposed garage is considered acceptable. The proposed garage is single storey in scale and would replace an existing dilapidated garage in the same location and screened from the neighbouring property by garage at the neighbouring property, the proposal is therefore not considered to affect the privacy or amenity of neighbouring properties to warrant refusal of planning permission.

The rear annexe rebuild is also considered acceptable in terms of scale and finish, whilst the loss of the stone wall is regrettable, given that there would be no views from the streetscene and other properties within the area and finished in render on the rear elevation, this aspect of the proposal is considered acceptable.

One additional secondary window is shown on the plans serving the first floor rear bedroom within the rebuilt rear annexe, this is proposed to be obscurely glazed and non-opening and therefore not considered to harm the privacy of No 20 Clive Place. It would be necessary to condition the window to ensure the future privacy and amenity of neighbours at No 20 Clive Place is not prejudiced.

The plans submitted with the application show replacement windows to the front elevation, no details have been provided as to the proposed windows apart from the materials as UPVC. Given the prominent location of the site within the Penarth Conservation Area it would be necessary to condition further information on the windows prior to the works.

A structural report submitted with the application suggest there are structural problems with the first and second floor of the front elevation, the plans suggest this elevation will be rebuilt on a like for like basis. Whilst this is acceptable in principle, it would be necessary to condition a sample panel of the wall together with brick coursing samples and details on the pointing and mortar.

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,  ENV20 (Development in Conservation Area) ENV21 (Demolition In Conservation Areas) and ENV27 (Design of New Developments) of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, the Council’s Supplementary Planning Guidance on Amenity Standards and Penarth Conservation Area Appraisal and Management Plan and the advice within Planning Policy Wales, the proposed development is considered acceptable in terms of the scale, form, design and visual impact and residential amenity.
RECOMMENDATION
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.
Notwithstanding the submitted plans, no part of the development shall be commenced until additional details including plans at a scale of 1:20, cross sections and specifications of the proposed windows have been submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details..


Reason: 


To safeguard local visual amenities, as required by Policy ENV20 of the Unitary Development Plan.

3.
This consent shall only relate to the amended plans reference 2014/00876/FUL/AMENDED received on 08/09/2014 and the development shall be carried out strictly in accordance with these details.


Reason:


To ensure a satisfactory form of development and for the avoidance of doubt as to the approved plans.

4.
The proposed window in the first floor side elevation within bedroom 3 of the approved reconstructed annexe shall be glazed using obscured glass to a minimum of level 3 of the `Pilkington` scale of obscuration at the time of the construction of the development hereby approved and prior to the first beneficial use of extension and shall thereafter be so maintained at all times.


Reason:


To ensure that the privacy and amenities of adjoining occupiers are safeguarded, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

5.
Prior to the demolition of the front elevation, a method statement describing the bedding (including mortar mix), coursing and pointing of stonework shall be submitted to and approved in writing prior


Reason:


To safeguard local visual amenities of the Conservation Area and to ensure a satisfactory form of development to meet the requirements of Policies ENV20 and ENV27 of the Unitary Development Plan

6.
Prior to their use, details and samples of the stonework and bricks used in the reconstruction of the front elevation shall be submitted to and approved in writing by the Local Planning Authority and the works will be carried out strictly in accordance with the approved details/samples.


Reason:


To safeguard local visual amenities of the Conservation Area and to ensure a satisfactory form of development to meet the requirements of Policies ENV20 and ENV27 of the Unitary Development Plan

7.
Prior to work commencing on the rebuilding of the front elevation hereby permitted, a sample panel of a minimum of 2m² of the proposed stonework and detail of the mortar type and pointing shall be prepared and made available for inspection and final written approval by the local planning authority.  Construction work shall only commence once written approval has been given, and the approved panel shall be retained throughout the period of development and shall form the basis of work to walls and external surfaces of the development.


Reason:


To safeguard local visual amenities of the Conservation Area and to ensure a satisfactory form of development to meet the requirements of Policies ENV20 and 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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