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Miller Holdings (Wales) Ltd, Unit A, Upper Boat Business Centre, Treforest, Pontypridd, CF37 5BP

cfw Architects Ltd, The Hawthorns, 6, North Road, Cardiff, CF10 3DU

Land adjacent to 3, Ty Uchaf, Penarth
Construction of garages with one bedroom flat above

SITE AND CONTEXT

The parcel of land to which the application refers is part of the Cogan Hall Farm site that has recently been developed and was previously an overgrown grassed area. Since approved application 2012/00137/FUL the site has begun to be developed to form eight dwellings, though this is not complete. 

The site is to the western end of Dinas Road, immediately to the northeast of the roundabout.  The site is accessed from the north via Tal-Y-Bryn and Ty Uchaf. 

DESCRIPTION OF DEVELOPMENT

The proposal is for an additional building to the residential development approved under application 2012/00137/FUL for eight dwellings, adjacent to Dinas Road (accessed off Tal-Y-Bryn and Ty Uchaf). The building would be two storey with a pitched roof (7m to ridge), with a width of approximately 10m and a depth of 5.2m. The proposed building would have three garage spaces to the ground floor, plus an access to the one-bedroom flat to the first floor. The walls are to be a mix of render and brickwork, with grey roof tiles above. 
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The garage spaces are to be allocated to individual dwellings, as opposed to the original plan that included just open communal parking provision. No details have been submitted to stipulate which dwelling would have one of the garage spaces. Along with the three garage spaces there is to be one parking space to the side of the building and one parking space formed to the front of the semi-detached dwelling at Plot 5. The first floor flat is indicated on the plans as Plot 12. No amenity space is proposed with the flat, though a small area for bin storage is indicated to the side of the building. 
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PLANNING HISTORY

2013/00933/FUL: Erection of two 3 bedroom bungalow with dormer roof, providing landscaping and ancillary works at land off Dinas Road, Caversham Park, Penarth – Approve, subject to a legal agreement.

2012/00137/FUL: Land off Dinas Road, Caversham Park, Penarth - Residential development comprising the erection of eight dwellings, seventeen car parking spaces, landscaping and ancillary works  - Approved 25 March 2013.

2012/00047/FUL: Land off Dinas Road, Penarth - Retrospective planning permission for the erection of temporary hoarding for a period of six months from the date of permission  - Approved 14 March 2012. 

CONSULTATIONS

Penarth Town Council – Recommended refusal for the following reasons:

· It is considered overdevelopment of a restricted site.


· The resultant loss of car parking spaces will be detrimental to the occupiers of the properties as approved in 2012 application, given that there is no guarantee that the garages will be used for parking; 

Highway Development – Raised concerns due to lack of suitable parking provision and turning space/visibility.


Plymouth Ward Member- Cllr Wilson raised concerns due to insufficient amenity space and an incongruous overdevelopment which is unsympathetic to the street scene. Cllr Clive Williams has “no comment”.


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

REPRESENTATIONS

The neighbouring properties were consulted on 9 September 2014. A site notice was also displayed on the 30 September 2014. There have been three objections received, citing reasons including the following:

· Lack of suitable parking provision, resulting in more on-street parking in neighbouring streets


· The additional dwelling would be cramped and an overdevelopment of the site


· Overlooking impact from proposed windows


· Position of the bin store will cause odour issues


· Less garden space and landscaping within the site if the additional dwelling is built

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

ENV29 
- PROTECTION OF ENVIRONMENTAL QUALITY

HOUS1 
- RESIDENTIAL ALLOCATIONS

HOUS2 
- ADDITIONAL RESIDENTIAL DEVELOPMENT

HOUS8 
- RESIDENTIAL DEVELOPMENT CRITERIA

HOUS11 
- RESIDENTIAL PRIVACY AND SPACE

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) 

(9.3.4) In determining applications for new housing, local planning authorities should ensure that the proposed development does not damage an area’s character and amenity.  Increases in density help to conserve land resources, and good design can overcome adverse effects, but where high densities are proposed the amenity of the scheme and surrounding property should be carefully considered.  High quality design and landscaping standards are particularly important to enable high-density developments to fit into existing residential areas.

Technical Advice Notes 

TECHNICAL ADVICE NOTE 12 – DESIGN

Supplementary Planning Guidance - ‘Amenity Standards’ 
Issues

Background to the Proposed Development

The site is within the Settlement Boundary of Penarth and therefore Unitary Development Plan Policy HOUS2 - Additional Residential Development, is relevant.  This states that in such areas the principle of residential development is accepted, subject to the criteria with Policy HOUS8 - Residential Development Criteria.  It is also noted that this parcel of land forms part of the residential development site known as Cogan Hall Farm, which is identified within the Unitary Development Plan as an allocated site (Policy HOUS1). Application 2012/00137/FUL was approved for eight dwellings on the site, with a terrace of 6 and a semi-detached pair of dormer bungalows. The works have commenced on the development, though not finished as yet. The proposals are essentially to amend part of this larger residential development to include an additional dwelling over the new garage. Whilst there is no objection to the principle of a further dwelling within the site, this is subject to a consideration of issues such as the proposed layout, design and scale of the proposed dwelling, neighbour impacts and parking provision etc. These issues shall be considered below.

Layout and Parking Provision

Originally, the area of the development was to be a landscaped parking area for 4 cars. However, the proposals would include a building with a row of three garages at ground floor with a self-contained one-bedroom flat to the first floor. There is to be another parking space to the side of the proposed building, with a parking space also formed to the front of Plot 5 (which is one of the semi-detached pair). 

The issue of the layout and siting of the building is inextricably linked to the issue of parking provision. The overall parking provision as a result of the development would be increased by one space, though there would be an additional one-bedroom flat. In terms of the amount of spaces, the additional one space to serve a one-bedroom flat is acceptable in principle, though it is important to note that to form the flat three of the spaces would be enclosed within the garage below, rather than open spaces as originally approved. 

It has been raised as an issue by a neighbour that garage spaces are often not used to parking vehicles but more usually as storage space. The concern of this neighbour is that this would effectively result in the loss of three parking spaces from the originally approved scheme, which could lead to on-street parking pressures on adjacent streets. However, garage spaces could potentially be used as parking spaces, if they are of suitable dimensions and layout. The concern in this case is that the garage spaces are too tight and lack visibility. 

The garages proposed all have internal dimensions of approximately 4.8m x 2.7m, which is significantly less than the 6m x 3m stated as advisable under Manual for Streets (2007). This MFS guidance is so the garages can realistically be used for both parking and storage. The proposed garage spaces would be tight just for parking a car, though this would be impossible if they were used for storage also. Garages of the dimensions proposed would be not of a sufficient size to be considered as realistic car parking spaces and as such could result in additional on-street parking pressures either within the development or on adjacent streets. It is not considered acceptable for a new residential development to result in a less than adequate parking provision for future occupants with the impact of on-street parking is likely to be most felt by those living in adjacent streets where there is more space. 

It is not just the lack of internal space within the garages that is of concern. There is also an issue with the lack of space to the front of the garages for vehicles to safely exit the garage spaces. The garages open up directly onto the roadway, which is to be adopted highway. There is no driveway area to the front of the garage spaces and therefore cars would exit the garage spaces (probably in reverse gear) directly onto the highway, with no vision to either side until the car has mostly left the garage. This could cause a hazardous obstruction in the narrow space between the proposed garages and the parking spaces to the front of Plot 8 and 9. It should also be noted that this area has been indicated on the layout plan as an area where vehicles may be manoeuvring within the development. To address this issue there should be an allocated ‘driveway’ area to the front of each garage to allow for vehicles entering and exiting, without having the concern of other vehicles traveling around the corner immediately to the front of the garage spaces. This should be 6m in depth to the front of the garage door. However, if this were to be provided, along with the garage spaces being increased to a more appropriate 6m x 3m, the proposed building would take up significantly more of the site and cause problems with access to other dwellings and parking spaces. 

The issues described above, in relation to the garage spaces being too tight and the problems with the garages opening up directly onto the highway, indicates strongly that there is a lack of space for the development proposed with this application and that the proposals are overly contrived to fit with this small space. Whereas open parking spaces of the dimensions indicated with the approved application was considered acceptable, replacing these with garages would cause significant parking and highway problems and would be contrary to policies TRAN 10 (Parking), HOUS 8 (criteria ii and v) and ENV 27 (Criterion ii) of the Unitary Development Plan, which requires development to have suitable and sufficient parking provision based on current standards, ensuring against significant highway safety issues.

Layout and Amenity Space

The proposal would result in a one-bedroom flat that would have no outdoor amenity space whatsoever. The rear of the building would be adjacent to the side boundary with No 3 Ty Uchaf, whilst the front elevation abuts the highway. There is a small bin store area to the side at the front of a parking space, though no area that could be used for occupants for amenity space. Whilst it is acknowledged only a small flat is proposed, there should be at least a small area of amenity space provided for future occupants, as made clear with adopted Supplementary Planning Guidance ‘Amenity Standards’. This is an area characterised by dwellings with private garden areas and it is not considered appropriate in this instance to provide no amenity space for the proposed one-bedroom flat.  

The lack of amenity space with the proposals for the one bedroom flat is further evidence that this represents a cramped and contrived form of development within this larger previously approved development, contrary to policies HOUS2, HOUS8 (v) and ENV27 (ii), which requires sufficient amenity space with development, and Supplementary Planning Guidance ‘Amenity Standards’.

Layout Conclusions

It is considered that the proposed residential building would constitute an over-development of this site. Whereas the 8 dwellings proposed were considered acceptable, with suitable parking provision and amenity space, the proposals for an extra residential unit and to enclose three of the parking spaces into garages would be of detriment to the wider development. The proposals would result in sub-standard parking provision and potential detrimental impacts to highway safety standards, whilst it is also considered unsuitable that the occupants of the proposed flat would have no access to private outdoor amenity space. The proposals are therefore considered overly contrived and would overdevelop this site, thereby being contrary to Policies TRAN10 (Parking), HOUS8 (criteria ii and v) and ENV27 Design of New Developments of the adopted Unitary Development Plan and the guidance held within Supplementary Planning Guidance ‘Amenity Standards’.

Impact to neighbour amenities

The proposed residential building would be positioned adjacent to the side of No 3 Ty Uchaf. The rear of the building would be within close proximity of the side elevation of this neighbouring house. However, it is noted that the side elevation of Ty Uchaf does not have any windows, that would otherwise be obscured by the proposed development. There may be some level of overshadowing caused by the proposed building over the rear garden of 3 Ty Uchaf, though due to the position of the proposed building and its orientation with the neighbouring house this is not considered to be to a significant degree. There is a side window serving the stairs which would have some views into the garden of No 3 Ty Uchaf, though as this serves a non-habitable room the impact is limited. However, if approved this window could be conditioned to be obscure glazed. Finally, the rooflight windows to the rear elevation are high level and would not result in any significant overlooking impact. 

Whilst it is considered that there is no significant impact to the adjacent dwelling at No 3 Ty Uchaf, the proposals would have a detrimental impact to the outlook from the front of the new dwelling being built at Plot 4. This semi-detached dormer bungalow would have views directly towards the two storey side elevation of the proposed residential building. This would have a significant adverse impact to the outlook from this dwelling, to the detriment of future occupiers. Instead of an open aspect through the site from the front elevation windows, the proposals would introduce a large and mainly blank elevation into this outlook. For this reason the proposed building would be considered unneighbourly to the detriment of the future occupiers of Plot 4 and therefore be contrary to policies HOUS11, HOUS2, HOUS8 and ENV27 (criterion ii) of the Unitary Development Plan. 

CONCLUSION

The decision to refuse 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.
RECOMMENDATION – OFFICER DELEGATED 

REFUSE (W.R.)

1.
The proposals would represent a cramped and contrived form of overdevelopment of the site, which would result in a lack of any suitable outdoor amenity space for future occupiers. Furthermore, the cramped siting of the proposed development in this location would severely diminishing the outlook and open aspect from Plot 4, thereby having an adverse and unneighborly impact to the amenities of neighbouring plots.  As such, the further development of this site to provide a residential building would be considered an unneighbourly and contrived form of over-development contrary to Policies ENV27 (Design of New Developments), HOUS2 (Additional Residential Development), HOUS8 (Residential Development Criteria) of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011, plus the Supplementary Planning Guidance 'Amenity Standards, and national guidance contained in Planning Policy Wales (Edition 7, 2014). 

2.
By reason of the cramped and contrived form of overdevelopment, the proposals would result in an unacceptable parking arrangement for the proposed flat and the wider development, which would be to the detriment of the safety of highway users. As such, the further development of this site to provide a residential building would be considered an unsuitable and overly contrived over-development contrary to Policies ENV27 (Design of New Developments), HOUS2 (Additional Residential Development), HOUS8 (Residential Development Criteria) and TRAN10 (Parking) and of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011; and national guidance contained in Planning Policy Wales (Edition 7, 2014).
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