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Little Pen Onn, Llancarfan
Proposed demolition of existing and construction of a new build house

SITE AND CONTEXT

The application site is located at Little Pen Onn, Llancarfan. The site relates to a detached bungalow, which is significantly set back from the highway and accessed by a single private track, adjacent to Pen Onn House and Pen Onn Cottage. The existing dwelling has previously been extended and the dwelling sits in a prominent elevated hill side location overlooking the Nant Llancarfan valley, with split level patio areas, decking and a swimming pool to the rear. 

The application site is situated outside the settlement boundary within open countryside and within the Nant Llancarfan Special Landscape Area (SLA). The site adjoins the Flood Risk Zone C2 to the rear. 

DESCRIPTION OF DEVELOPMENT

The application seeks consent for the demolition of the existing dwelling and the erection of a new dwelling. The proposed dwelling provides a lounge, kitchen, dining room, utility room and three bedrooms and three en-suite bathrooms at ground floor level and a lounge, study, two bedrooms and a dressing room at lower ground floor level. 
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The front elevation of the dwelling remains single storey, with the two storey element sited to the rear. The proposed dwelling is to be pitched roof, with gables to the side elevations. The front elevation is relatively simplistic in terms of its design, with the rear elevation consisting of a large amount of glazing. A gable projection is proposed to the rear elevation, with the remaining accommodation at first floor level being significantly set back. A large roof terrace is also proposed to the rear elevation. 
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Proposed materials are render, with a fibre cement slate roof. The existing car parking area to the front of the dwelling is proposed to be extended and re-surfaced with gravel/imprinted concrete. 

PLANNING HISTORY

2013/00243/FUL : Little Pen Onn, Llancarfan - Proposed two storey extension to existing split level bungalow.  Accommodation to provide additional living space and guest suite  - Approved 15 May 2013. 

2003/01118/FUL : Little Penn Onn, Llancarfan - Kitchen extension and new pitched roof to utility room  - Approved 2 October 2003. 

CONSULTATIONS

Llancarfan Community Council were consulted on 26 August 2014, no response has been received to date.

Public Rights of Way Officer were consulted on 26 August 2014, their response dated 29 August 2014 states that there is no public right of way shown on the Definitive Map of Public Rights of Way or Statement.

Environmental Health (Pollution) were consulted on 26 August 2014, their response dated 28 August 2014states no objection however requests a Control and Management Plan to be submitted that includes times of operation for both demolition and construction.

Ward Members were consulted on 26 August 2014, no responses have been received to date.

Dwr Cymru  Welsh Water were consulted on 26 August 2014, no response has been received to date.

Ecology Officer was consulted on 7 October 2014, no objections have been raised in regard to the development, subject to a suitable condition requiring confirmation that licencing conditions can or have been met prior to the commencement of the development:

“Prior to the commencement of development, the local planning authority shall be  provided with 

a) 
A copy of the licence issued by Natural Resources Wales pursuant 

to Regulation 53 of The Conservation of Habitats and Species 


Regulations 
2010 (as amended) authorising the specified 



activity/development to go ahead; or

b)
A Method Statement agreed by the relevant licensing body which will allow the works to be undertaken, providing they are undertaken in accordance with the Method Statement, and will therefore not require a licence.”
A response was received from Glamorgan Gwent Archaeological Trust stating that as the proposed work is within the footprint of the current building, it is unlikely that the further disturbance will reveal previously unknown archaeological remains. Therefore the works are unlikely to cause an adverse impact to the historic environment and no archaeological mitigation is required. 

The Tree Officer was consulted on 15th October 2014; no objections were raised to the development.

REPRESENTATIONS

The neighbouring properties were consulted on 26 August 2014. A site notice was displayed on 9 September 2014 and the application was also advertised in the press on 11 September 2014. One letter of response has been received with the following comments:

As the immediate neighbour to Little Pen Onn we request that appropriate steps are taken to maintain the integrity of the boundary wall, hedging and trees that separate and provide a screen between our properties. 

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:

ENV1 

– DEVELOPMENT IN THE COUNTRYSIDE 

ENV4 

– SPECIAL LANDSCAPE AREAS 

ENV27 

– DESIGN OF NEW DEVELOPMENTS 

HOUS 3 
- DWELLINGS IN THE COUNTRYSIDE  

HOUS7 
– REPLACEMENT AND EXTENSIONS OF DWELLINGS IN THE COUNTRYSIDE
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 principle of demolishing the existing dwelling and erecting a new dwelling having regard to its scale, design and siting and the impact of the proposal on the character of the surrounding countryside considering its rural setting and siting with the Nant Llancarfan Special Landscape Area (SLA), highway safety, the residential amenity of the neighbouring dwellings and amenity space.

Principle of Development 

The application site is situated outside the settlement boundary, within open countryside and therefore Policy ENV 1 of the Unitary Development Plan permits development in the countryside provided it is essential for the purposes of agriculture or forestry, for appropriate recreational use, the conversion of a rural building or for a form of development approved under another Policy of the UDP. 
It is recognised that no justification has been provided to support the application, however the dwelling will replace an existing dwelling within the application site and therefore Policy HOUS 7 of the UDP is relevant. HOUS 7 permits the replacement of dwellings in the countryside subject to meeting the relevant criteria. The supporting text to Policy HOUS 7 states “Whilst it is intended to limit new development and to restrict isolated new dwellings in the countryside, the Council accepts that it would be unreasonable to reject all proposals relating to existing properties”. The supporting text also states that where the total demolition and replacement of an existing property is proposed, applicants will be required to produce a detailed structural survey of the existing building and evidence will need to be shown of the need to replace/rebuild.

In this case, the application is not accompanied by a structural survey, however the agent has indicated that the dwelling is in a poor state of repair and would require significant modifications to bring the dwelling up to modern sustainability standards.  

Accordingly, whilst there are no obvious signs of disrepair from its external appearance, it is considered that the principle of providing a replacement dwelling on the site is considered acceptable and would also provide sustainability benefits. It is also recognised that the existing dwelling is of no particular architectural merit. 

Character and Visual Amenity 

The existing dwelling is significantly set back from the highway and accessed through a single private access track; the front elevation of the existing dwelling is therefore screened from the highway, with only a very small section being visible at a distance. 

Policy HOUS 7 refers to proportionality when considering extended dwellings, however the primary criterion relevant to replacement dwellings (v) does not, instead it states that the scale, siting, design, materials and landscaping of a replacement dwelling should be compatible with any existing related structures and the surrounding landscape.  This appropriately allows the Council to assess the impact of the new dwelling on its merits and in the context of its wider surroundings, rather than purely in relation to the size of the existing dwelling.

There isn’t an obvious streetscene present surrounding the application site as the application dwelling and the neighbouring dwellings are set back at various intervals and also vary in terms of their scale and design. 

The front elevation of the existing dwelling is single storey, with the new dwelling proposed to remain the same. The most significant alterations to the proposal are to the rear elevation of the proposed dwelling which consists of a two storey element. The rear elevation of the dwelling, due to its elevated position and open aspect, can be viewed from the rear south/east from the nearby footpath network, in addition to the highway which leads to the Pancross / Llancarfan junction. 

The proposed rear elevation will appear more substantial than the existing dwelling which is partly contributed to accommodation being provided at lower ground floor level. Nonetheless, a significant section of the rear elevation at first floor level is set back from the protruding gable, which significantly reduces the overall bulk of the proposal. It is further noted that extensions have previously been approved to the dwelling, reference 2013/00243/FUL, which results in a dwelling of a similar scale to the proposed new dwelling. As a result, the principle of providing a dwelling of this scale within the application site has already been established by the previous approval.  

Whilst undoubtedly visible from vantage points to the rear, the existing dwelling is viewed against the backdrop of the adjacent dwellings, particularly Pen Onn House, which is elevated above the application dwelling. In view of this, the increase in ridge height and massing as a result of the gable extension would be viewed against the adjacent dwelling and the backdrop of the wider hamlet. Given the distant views of the extension, the proposed dwelling is not considered to cause any significant harm to the wider rural character of the area or the special qualities of the Nant Llancarfan Special Landscape Area. 

Residential Amenity 

The proposed dwelling is significantly set back from the neighbouring dwellings and considering the front elevation of the dwelling will remain single storey, with the most significant alterations being sited to the rear, it is not considered that the residential amenity of any of the neighbouring dwellings will be detrimentally affected. 

A large roof terrace is proposed to the rear elevation; however the terrace will overlook the valley and not any neighbouring dwellings. 

Moreover, the dwelling as extended would be adequately served by sufficient provision of off street parking and amenity space.

A consultation response from Environmental Heath has requested a Control and Management Plan be submitted for consideration prior to the commencement of the development. Due to the relatively minor nature of the development, contained within a single site which benefits from an existing access and substantial driveway area, it is considered that no further details are necessary in this instance. In terms of noise and construction hours, adequate powers are available to the Council under alternative legislation, if required.

Highway Issues 

It is proposed to utilise the existing access. The access is set back from the adjoining highway and therefore adequate visibility is provided for those leaving the site. There is also sufficient turning space within the site to allow vehicles to leave in a forward gear. Furthermore, there is sufficient car parking provided within the application site to serve the proposed dwelling. 

Amenity Space 

The application site consists of a fairly spacious terrace to the rear and side of the proposed dwelling and therefore there is sufficient amenity space to serve the dwelling in compliance with the Council’s Supplementary Planning Guidance on ‘Amenity Standards’. 

It is noted that the site edged in red includes extensive land which extends down to the valley floor. Whilst all previous planning applications identify the same application site, this does not constitute any approval for the use of land as garden. In view of this, it is considered necessary, as in the consideration of previous applications, to condition the approval to ensure that this approval does not grant or convey any consent to extend the garden area of the dwelling.

Ecology 

Ecology issues

The applicant’s ecology survey identified bat droppings within the loft, and at least three Pipistrelle species using the barn as a day roost.

As a competent authority under the Habitats Regulations 1994, the LPA must have regard to the Habitats Directive’s requirement to establish a system of strict protection and to the fact that derogations are allowed only where the three conditions under Article 16 of the Habitats Directive are met (the three tests), i.e:

i) The derogation is in the interests of public health and public safety, or for other imperative reasons of overriding public interest, including those of a social or economic nature and beneficial consequences of primary importance for the environment

ii)
There is no satisfactory alternative

iii)
The derogation is not detrimental to the maintenance of the population of the species concerned at a favourable conservation status in their natural range

In order to comply with its duty under the Habitats Regulations, the LPA will need to take all three tests into account in its decision (Judicial Review, Woolley vs. Cheshire East Borough Council 2009). 

Accordingly, Natural Resources Wales were consulted and advised that a licence from the Welsh Assembly Government would be required. NRW have subsequently considered the applicant’s mitigation and method statement and have advised that they do not object to the development. I.e. they are satisfied that the third test will be passed.

The application would involve the demolition of a bungalow which although, it must be assumed is sound in structure, is of a fair age, tired and does not meet modern standards in terms of building regulations and would be inefficient to maintain. It is noted that the dwelling could be extended as an alternative to demolition; however it would not meet the same standards in terms of sustainability. 
The proposal would involve the use of photovoltaic and heat pump technology and would result in a far more sustainable building, to modern standards, than the existing dwelling refurbished and extended could provide. The proposed dwelling would provide a greater benefit to the local housing stock than the previously approved scheme.

In this context, and given that an appropriate method statement or licence can be required by condition, it is considered that the first and second tests are passed.

Having regard to the above, it is considered that the applicant has satisfactorily demonstrated that the proposed development would not adversely affect the maintenance of the existing bat habitat, subject to the mitigation measures being carried out. 
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 ENV1 - Development in the Countryside; ENV27 - Design of New Developments; and HOUS7 - Replacement and Extension of Dwellings in the Countryside, of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011 and the advice contained within the Council’s Supplementary Planning Guidance on Amenity Standards and Planning Policy Wales, it is considered that the proposed development is acceptable in terms of the scale, form and design of the replacement dwelling, the impact on the character of the surrounding rural landscape, impact on the amenities of neighbouring properties and the provision of parking, a safe access and a satisfactory level of 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.
All means of enclosure associated with the development hereby approved shall be in accordance with a scheme to be submitted to and agreed in writing by the Local Planning Authority prior to the commencement of development, and the means of enclosure shall be implemented in accordance with the approved details prior to the development being put into beneficial use.


Reason:


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

3.
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 Policy ENV27 of the Unitary Development Plan.

4.
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 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.

5.
Prior to the commencement of development, details of the finished levels of the site and dwelling in relation to existing ground levels shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in full accordance with the approved details.


Reason:


To ensure that the visual amenity of the area is safeguarded, and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

6.
The red line shown on the site location plan shall not be construed as representing the approved use of the land as garden in connection with Little Penn Onn and this consent does not convey or grant any consent to extend the same.

Reason :


For the avoidance of doubt and to protect the visual amenities of this rural area and to ensure compliance with the terms of Policies ENV1 and ENV4 of the Unitary Development Plan.

7.
Prior to the commencement of development, the following details shall be submitted to and agreed in writing by the Local Planning Authority, either:

a)       A copy of the licence issued by Natural Resources Wales pursuant to Regulation 53 of The Conservation of Habitats and Species Regulations 2010 (as amended) authorising the specified activity/development to go ahead; or

b)        A Method Statement agreed by the relevant licensing body which 


will allow the works to be undertaken, providing they are undertaken 

in accordance with the Method Statement, and will therefore not 


require a licence. 


The development shall thereafter be carried out in accordance with the approved details.

8.
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

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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