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Former Lloyds, 208, Holton Road, Barry
Conversion of existing shop with two flats over into five flats

SITE AND CONTEXT

The application site is located at No.208 Holton Road, within the settlement boundary of Barry. The site relates to a three storey, terraced property with is in commercial use at ground floor level and residential use at first and second floor level. The commercial unit is currently vacant, however was last used as an A1 use. 

The application site is outside the primary shopping area of Barry. A gated lane is sited to the rear of the site. The surrounding area consists of a mix of commercial and residential properties. The site is not served by any off-street car parking. 

DESCRIPTION OF DEVELOPMENT

The application seeks consent to convert the existing shop with two flats above into five flats. The existing property consists of a retail area at ground floor level, a one bed flat at first floor level and a two bed flat at second floor level. 

The application proposes the provision of a one bed flat and a two bed flat at ground floor level, a one bed flat and a two bed flat at first floor level and a two bed flat at second floor level. The existing shopfront is to be removed and replaced with buff facing brick piers, a buff band course to match No.206 Holton Road and facing brickwork. Two windows are proposed at ground floor level to reflect the design and siting of the upper floor windows and a new pedestrian access door.  
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All flats have access to the amenity space to the rear of the property through a doorway at ground floor level, however the first floor flat also has direct access to the amenity space through an external staircase. The existing toilet and lobby area to the rear at ground floor level is proposed to be removed accommodating access to the rear amenity space. 

PLANNING HISTORY

None.

CONSULTATIONS

Barry Town Council
were consulted on 9 September 2014, their comments received 8 October 2014 states no objection.

Ward Members were consulted on 9 September 2014, no responses have been received to date.

REPRESENTATIONS

The neighbouring properties were consulted on 9 September 2014. A site notice was also displayed on 19 September 2014. No representations received. 

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

hous8 – additional residential development 

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

Upper Holton Road Development Guidelines.

Amenity Space 

Issues

The primary issues in the consideration of this application are the principle of converting the existing commercial use to residential use, the provision of 5 residential units within the property and the impact of the proposal on the character of the existing property and the visual amenities of the surrounding area. 

Principle of Conversion  
The application site is situated within close proximity to the main shopping area of Barry, however is outside the primary shopping area. Policy SHOP 5 seeks to retain A1 uses at ground floor level within primary shopping areas and therefore as the application site is situated outside, there are no policies seeking its retention. Furthermore, the application site is situated within close proximity to a number of residential properties and therefore it is not considered that the provision of a residential use will appear out of character with the surrounding area. 

The application site is within the boundary of the Upper Holton Road Local Retail Centre, as identified within the Supplementary Planning Guidance (SPG) ‘Upper Holton Road Development Guidelines’, however is situated outside the retail core. The SPG states that “…outside of the identified retail core… the Local Planning Authority will favour the conversion of commercial properties to residential, where it can be demonstrated that the external alterations to the facade of the building as a whole will enhance the overall quality of the property, adjacent properties and the wider streetscene”.The principle of converting the commercial use to residential is therefore considered acceptable in accordance with the aims of the SPG. 
The provision of five residential units within the application property is considered to be an intensive use of the site. Nonetheless, it is noted that there are currently two residential units already accommodated within the property and two of the proposed units are to be one bedroom units. Furthermore, it is recognised that there is planning history within Holton Road of the provision of three and four residential units at upper floors notwithstanding the use at ground floor level. Thus, whilst the provision of five flats within the property is intensive it is not considered to be overdevelopment of the application site. 

Visual Impact 

The existing property consists of a shopfront at ground floor level, with external roller shutter doors. The existing shopfront is currently unsightly and therefore its removal is encouraged. The proposed development consists of the installation of two windows and a doorway at ground floor level. The scale and siting of the proposed windows reflect the existing windows at first and second floor level, in addition to reflecting the design of the neighbouring properties. The proposed external alterations are therefore considered to improve the appearance of the existing property and will not detrimentally affect the character of the surrounding area in compliance with the SPG. 

Amenity Space 

The application site is served by amenity space to the rear of the property, which all five flats have access to. The ground, second and one of the first floor flats have access at ground floor level through an internal corridor with one of the flats at first floor level having direct access through an external staircase. The amenity space is relatively small to serve the number of units, however the space provides an external space for the individual flats to dry washing etc. 

The SPG states that “Many of the properties on Holton Road are served by rear gardens of limited size and therefore it will often be difficult to provide the levels of amenity space generally required by the Council’s ‘Amenity Standards’ SPG. However, there is scope for flexibility on the overall provision of amenity space for new development in Upper Holton Road, particularly where the scheme includes enhancement to the facade of the building. It is also recognised that the original residential properties would have been served by limited amenity space in this town centre location. Furthermore, there are public open spaces located nearby and the opportunity to provide appropriately detailed conversions could allow for a significant positive impact upon the character of this area. Nevertheless, all new developments must ensure that direct access to the amenity space is provided for all of the proposed units within the building, and that there is sufficient outdoor space to carry out basic day to day needs such as refuse storage, clothes drying and to enable some degree of outdoor relaxation”.

It is considered that the proposal complies with all the considerations outlined within the SPG and would provide an adequate area for outdoor functional and relaxation needs. 

Parking

There is no off-street car parking provided within the application site, however there is off-street car parking available to the front of the site in addition to the site being well served by public transport and located close to many services in a sustainable location and therefore no concerns are raised to 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 ENV 27 ‘Design of New Developments’, HOUS8 Additional Residential Development and Supplementary Planning Guidance ‘Upper Holton Road Development Guidelines’ the proposed development is considered acceptable in terms of the principle of the conversion from commercial use to residential and the impact of the proposed conversion of the character of the existing property and the visual amenities of the surrounding area. 

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.
Access to the rear amenity space from the five flats shall be provided in accordance with the approved drawings prior to the first beneficial occupation of the development hereby approved.  Such access shall thereafter be retained to serve the flats unless otherwise approved in writing by the Local Planning Authority.


Reason:


To ensure adequate access is available and retained to private amenity space to serve the first floor flat, as required by Policy ENV27 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

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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