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Mr Fowler,  13 West Farm Road, Ogmore by Sea, Vale of Glamorgan, CF32 0PU

Dunraven Windows, St. Davids House, Heol Mostyn, Village Farm Ind. Estate, Pyle, Bridgend., CF33 6BJ

13, West Farm Road, Ogmore by Sea
To retain existing access steps and patio area to front elevation 

SITE AND CONTEXT

The application site relates to No. 13, West Farm Road, Ogmore by Sea, a detached bungalow with panoramic views across Ogmore situated in a wholly residential street scene characterised by properties of similar design and scale.

DESCRIPTION OF DEVELOPMENT
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The application seeks permission to retain the existing raised patio at the front elevation of the property including steps leading into the garden from the front door and conservatory. The patio measures 1.1m to its highest aspect and measures 10.82m in total width spanning the total length of the front elevation of the dwellinghouse with a depth of 1.8m.

PLANNING HISTORY

None relevant.

CONSULTATIONS

St. Brides Major Community Council were consulted on: 19 August 2014.   Have responded with no objection.

St. Brides Major Ward member was consulted on: 19th August 2014.  No response. 

REPRESENTATIONS
The neighbouring properties were consulted on 19 August 2014.  No. 15 West Farm Road, have responded objection to the patio, they state that the heights of the raised areas are directly adjacent to their property and will consequently drastically reduce privacy in the front garden and provide views from the application site into the front porch. 

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

TRAN10 
- Parking

Planning Policy Wales (Edition 7, 2014) advises that where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the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 It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.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

The main issues to consider in regards to this application are the impacts the existing patio has on the character of the dwellinghouse and the effects on neighbouring properties in terms of privacy.

Design and Visual Impact

The patio and steps do not detract from the visual character of the immediate locality. The design of the patio and steps leading to the property remains in keeping with the dwellinghouse and do not overwhelm the front elevation. It is considered that the patio and steps are not oversized or over scaled for the application site. The patio and steps have been designed sympathetically with the host dwelling and therefore do not detract from the visual character of the property. It was noted whilst on site that numerous properties along West Farm Road have varying patios of different scale and design to the front elevations with the use of varying materials, such that this proposal would not appear incongruous in the street.

Impact on Neighbouring Properties

The patio constructed to the front of No.13 reaches a height of 1.1m which is equal in height to the neighbouring boundary fence. It was noted whilst on site from both the applicant and neighbouring properties that views shared between the two houses were not dissimilar. The degree of overlooking is considered acceptable in the context of a front garden where the privacy is typically less than that experienced in rear gardens. It was noted whilst on site that all gardens Along West Farm Road were relatively open with minimal screening dividing the boundary lines of each it is considered that the patio and steps will not be overbearing to neighbouring properties as the patio measures 1.8m in depth from the existing conservatory and does not provide materially more invasive views than that already experienced from the existing conservatory windows.

Impact on Parking Provision

Although the application proposes to reduce the parking provision of the site minimally by reducing the driveway, it is considered that there is suitable parking space remaining on site and therefore the application is in compliance with Policy TRAN10 Parking.
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 ENV27 Design of New Development and TRAN10 Parking as well as Supplementary Planning Guidance 'Amenity Standards', the patio and steps are not considered to have an adverse impact upon the character of the area or the amenity of neighbouring residential property.  The scale, design and materials of the proposed development are considered sympathetic to the residential street scene.

RECOMMENDATION – OFFICER DELEGATED
APPROVE subject to the following condition(s):

1.
NO CONDITIONS

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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