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Heathcliffe, Clive Crescent, Penarth
Demolition of existing bungalow and construction of 1 no. replacement dwelling

SITE AND CONTEXT

The site relates to a detached bungalow situated off Clive Crescent.  The eastern boundary of the site is the cliff edge and to the north is the public park at Penarth Head and residential development on Clive Crescent including new build flat development and Victorian development.  Adjoining the site to the west is a recent build dwelling of more contemporary design.

The southern boundary of the site is the garden to this recently built dwelling which is set a significant distance below this site’s level.  There are panoramic views from the site over adjoining dwellings’ gardens and towards Penarth Pier.

The existing dwelling on the site is of render finish with concrete tile wall set behind a wall of mixed finishes but including concrete block walls and a garage door opening.

DESCRIPTION OF DEVELOPMENT

To demolish the bungalow and to erect a three storey, flat roofed dwelling of contemporary design. The replacement dwelling will be located mostly on the footprint of the existing dwelling but will be larger building.  The footprint will be 17m x 7.5m approximately with external areas of terraces and garden, along with two parking spaces under a pergola. The pedestrian access will be directly from the highway pavement. 

Using the topography of the site, the dwelling will include a ‘lower ground floor’ and so will be three storeys in total. However, the top floor would be smaller than the lower storeys, comprising of an en-suite master bedroom with external terrace. The overall height of the building will be approximately 9m, with the top level flat roof being approximately 1.8m above the existing bungalow ridge. The replacement dwelling walls will include render finishes, full length glazing, and vertical timber cladding, with some frameless glass balustrades. The roof will have a single ply membrane with pebble surface. 

This application follows approval for a larger replacement dwelling - 2010/00910/FUL.

PLANNING HISTORY

· 2010/01127/CAC: Heathcliffe, Clive Crescent, Penarth - Replacement dwelling and landscape works - Approved 26/11/2010

· 2010/00910/FUL: Heathcliffe, Clive Crescent, Penarth - Replacement dwelling and landscape works - Approved 24/11/2010 

· 1988/00809/FUL: Heathcliff, Marine Parade, Penarth. - Erection of greenhouse and 1'3' extension to existing garage.  - Approved 09/09/1988 

Conservation Area Consent is also being sought at this time for demolition of the existing bungalow on the site - 2014/00966/CAC.

CONSULTATIONS

1.
Penarth Town Council – No objection


2.
Highway Development – No comments received


3.
Environmental Health (Pollution) – Required a ‘Control and Environmental Management Plan’ via condition.


4.
Conservation (Planning) - 
No objections raised

5.
Dwr Cymru/Welsh Water – No objection subject to standard drainage conditions;

7.
St. Augustines Ward Member – No comments received



9.
Natural Resources Wales – No objection 

REPRESENTATIONS

The neighbouring properties were consulted on 21 August 2014. A site notice was also displayed on the 12th September 2014. The application was also advertised in the press on 8th September 2014. One email of objection due to the height of the proposed dwelling and how this would affect their view. 

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:

ENV6 

- EAST VALE COAST 

ENV17 

- PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

ENV20 

- DEVELOPMENT IN CONSERVATION AREAS

ENV27 

- DESIGN OF NEW DEVELOPMENTS

ENV29 

- PROTECTION OF ENVIRONMENTAL QUALITY 

HOUS8

- RESIDENTIAL DEVELOPMENT CRITERIA

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) – 

6.4.6 Development plan policies should make it clear that development proposals will be judged for their effect on the character and appearance of conservation areas, as identified in the assessment and proposal document, to ensure that any new development is in accord with the area’s special architectural and historic interest. While the character or appearance of conservation areas must be a major consideration, it cannot prevent all new development. 

Technical Advice Notes

Technical Advice Note 12 (Design)

5.6.4 In the alteration of listed buildings and in the wider historic environment efforts should be made to use local materials or materials from other sources which have equivalent appearance, colour and weathering characteristics. It may be appropriate to abandon conventional design solutions in favour of a more imaginative and contemporary approach. This may involve flexibility in the application of policies, and on the part of applicants the use of spaces within historic buildings in a less orthodox way and high quality specifications.

Supplementary Planning Guidance

‘Amenity Standards’

Penarth Conservation Area Appraisal and Management Plan (July 2011)

Issues

Design and Visual Impact

Whilst the site lies in the conservation area it is considered that the current bungalow has little relationship in context with other buildings.  The most immediate of which is a block of pastiche Victorian flats finished in buff and red brick, which dominates this end of the cul-de-sac. Adjoining the site there is a new dwelling of modern design with large scaled slate roof and rotunda appearing over the boundary wall.

The development proposes to replace a bungalow of no architectural merit to the conservation area but which at present is relatively neutral in terms of its impact due to its scale and low profile.  The scheme for redevelopment would be viewed more into the streetscape and would also be visible from the adjoining park, due to the increase in height over the existing bungalow ridge. However, the first floor has been reduced significantly from that of the previous approved dwelling (ref: 2010/00910/FUL) and therefore would be less visually prominent the approved dwelling. It is also considered that much of the bulk of the replacement dwelling would not be visible behind the boundary wall and it is also noted that its height is significantly less than the adjacent property Hill House. Furthermore, whilst it will be visible above the proposed replacement walls the detailing and finishes serve to subdue the impact.  

From the roadside elevation, there would be a new section of boundary wall (replacing the existing), which would be connected to the side of the house in a way that would let in light to this side of the dwelling. The wall is to be rendered, with the house elevation on this side being predominantly timber clad. It is considered that this elevation design is acceptable with no detrimental impact to the character of the area. 

The proposed materials are considered in keeping with the contemporary approach to the dwelling design, with a predominance of glazing with some vertical timber cladding which adds to the visual interest. The glazing is arranged to maximise solar gain, whilst maximizing the potential views towards the pier and channel. 

Subject to such control over the detailing of the external finishes the development is considered that the proposal would add interest to this part of the conservation area where development in recent years has been of varied success in terms of its contribution. Furthermore, the proposed dwelling, being of a significantly reduced scale from that approved, would not cause any particular impact to public vistas from the adjacent park. The development would itself be seen against the backdrop of the surrounding landscaping and to a lesser extent the built development along the cliff and would not be an overly prominent introduction to views from the seafront area.

Privacy and amenity

The development is sited in an elevated position in relation to the adjoining residential property to the west and south.  It overlooks property to the south due to its elevated position above these gardens. There is current overlooking of gardens and towards adjoining property from the windows, balcony area and garden of the existing bungalow.  The development will result in a larger dwelling with large areas of glazing, balcony and garden area overlooking the neighbours. It is however considered that this degree of overlooking does not materially increase overlooking impact, affecting the neighbour’s privacy or amenity, over and above existing levels.  

The amenity and privacy of neighbours to the north is not affected by the scheme nor is the amenity of users of the adjoining open space, as referred to above, considered to be adversely affected to any degree that warrants refusal. The views from the proposed roof terrace back towards the apartments at Osbourne House would not be such that they would cause significant overlooking impact, due to the distance and levels differences. The proposed house is taller than existing, though not to an extent that would significantly impact upon the opposite neighbours. 

Parking/Highway matters

It is not considered necessary to condition the hours of operation contractor parking for a site of this scale and nature of development.  Issues of obstruction or unacceptable noise would be for other ‘authority’ to address.

The scheme will provide on-site parking being two spaces in the same position as the existing parking, with access directly off Clive Crescent. The existing concrete platform for the single parking space would increase in length to allow for two spaces. It is noted that this would be tandem parking, though this is an increase of provision over existing. Furthermore, it is noted that the road is a dead end and a level of off-street parking could be accommodated and thus there is no objection in highway safety or parking provision terms.

Any works to the public park walls would be the subject of consent /discussion with the relevant department. 

Subject to conditions for details of finishes and boundary treatments it is considered that the development is acceptable and enhances this part of the conservation area.

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 HOUS8 – Residential Development Criteria, ENV17 Protection of Historic and Built Environment, ENV20 Development in Conservation Areas, ENV27 Design of New Developments and TRAN10 Parking, the design, scale, form and detailing of the dwelling as proposed, subject to conditions, is considered to enhance the setting of this part of the conservation area, does not significantly detract from the privacy or amenities of adjoining occupiers nor adversely affect highway safety.

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.
Prior to the first beneficial use of the site, details of all means of enclosure, including a sample panel of the finish, and of any gates or piers, shall be submitted to and approved in writing by the Local Planning Authority the approved means of enclosure shall be completed on site prior to the first beneficial occupation of the dwelling unless the local planning authority gives prior written consent to any variation.


Reason: 


To ensure that the setting and character of development in this conservation area is enhanced and to meet the requirements of Policies ENV17 and ENV20 of the Unitary Development Plan.

3.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used, including samples, shall be 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 ensure a satisfactory standard of development and to ensure compliance with Policy ENV27 of the Unitary Development Plan

4.
Notwithstanding the submitted details, further details of a scheme for foul and surface water drainage shall be submitted to and approved in writing by the Local Planning Authority, which shall ensure that foul water and surface water discharges shall be drained separately from the site, with no surface water or land drainage run-off allowed to connect (either directly or indirectly) into the public sewerage system.  The approved scheme shall be fully implemented in accordance with the approved details prior to first beneficial occupation of any of the dwellings hereby approved.


Reason:


To protect the integrity, and prevent hydraulic overloading, of the Public Sewerage System, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

5.
A landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development which shall include indications of all existing trees and hedgerows on the land and details of any to be retained, together with measures for their protection in the course of development.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

6.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV20 and ENV27 of the Unitary Development Plan.

7.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking and re-enacting that Order) no building, structure or enclosure required for a purpose incidental to the enjoyment of a dwelling-house shall be constructed, erected, or placed within the curtilage of the dwelling hereby approved without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development, and to ensure compliance with Policies ENV20,  ENV27 and HOUS8 of the Unitary Development Plan.

8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 and the Town and Country Planning (General Permitted Development) Order 1995, (or any Orders revoking or re-enacting those Orders with or without modification), no gates, fences, walls or other means of enclosure other than as approved under Condition 2 (above) shall be erected, constructed or placed on the application site without the prior written consent of the Local Planning Authority.


Reason:


To safeguard local visual amenities, and to ensure compliance with Policy ENV27 of the Unitary Development Plan.

9.
Notwithstanding the provisions of 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) the dwelling hereby approved shall not be extended or altered in any way without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development and to ensure compliance with Policies ENV20, ENV27 and HOUS8 of the Unitary Development Plan.

NOTE:

1.
Where the proposal requires both Planning Permission and Listed Building Consent or Conservation Area Consent work must not be commenced until both consents have been obtained.

2.
You should note that the building / site may constitute a breeding or resting place (roost) for bats, both of which are protected by law through UK legislation under the Wildlife and Countryside Act (1981) (as amended) and through European legislation under the Habitats Directive (EC Directive 92/43/EC), enacted in the UK through the Conservation Regulations (1994) (as amended). This legislation makes it an absolute offence to either damage or destroy a breeding or resting place (roost), to obstruct access to a roost site used by bats for protection and shelter, (whether bats are present at the time or not) or to intentionally or recklessly disturb a bat/bats within a roost.  It is recommended that a full bat survey of the building/ site (including trees) be conducted by a licensed bat surveyor to ascertain presence or absence of bats/bat roosts. In the event that the survey reveals the presence of bats/roosts, further advice must be sought from Natural Resources Wales on 0845 1306229 or the Council's Ecology Section on 01446 704627.

3.
Where any species listed under Schedules 2 or 5 of the Conservation of Habitats and Species Regulations 2010 is present on the site, or other identified area, in respect of which this permission is hereby granted, no works of site clearance, demolition or construction shall take place unless a licence to disturb any such species has been granted by the Welsh Assembly Government in accordance with the aforementioned Regulations.

4.
This consent does not convey any authorisation that may be required to gain access onto land not within your ownership or control.

5.
Please note that this site lies within a Conservation Area.  Under the Town and Country Planning Act 1990 a person who wishes to carry out work to trees must give the Local Planning Authority six weeks notice in writing of their intentions.  Work to the trees must not be carried out during this period without permission, if you do you could be liable to prosecution.  You may also be required to plant a replacement tree.  There are exceptions to this rule and it would be advisable to check with the Local Planning Authority before undertaking works to trees within the Conservation Area.

6.
Where the work involves the creation of, or alteration to, an access to a highway the applicant must ensure that all works comply with the appropriate standards of the Council as Highway Authority.  For details of the relevant standards contact the Visible Services Division, The Vale of Glamorgan Council, The Alps, Wenvoe, Nr. Cardiff.  CF5 6AA.  Telephone 02920 673051.

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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