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Received on 10 September 2014

Mr. Anthony Simmonite, Wilcot, Higher End, St. Athan, Barry, Vale of Glamorgan, CF62 4LW

Mr. Michael Simmonite, 62, Parc Panteg, Griffithstown, Pontypool, Torfaen, 
NP4 5YJ

Wilcot, Higher End, St. Athan
Proposed dwelling on infill plot

SITE AND CONTEXT

The application site comprises of a plot of land adjacent to an existing dwelling house ‘Wilcot’ at Higher End in St Athan.  The land currently forms part of the garden serving the dwelling and is adjacent to a side track that leads to agricultural land at the rear (north). The site falls within the St. Athan Settlement Boundary.

The surrounding street scene contains a variety of properties, which vary in design and appearance. 
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DESCRIPTION OF DEVELOPMENT

The applicant seeks planning permission for outline permission for a dwelling to infill plot. Outline permission for this plot has been approved in 2010, 2007, and 2002, under planning references 2010/01052/OUT; 2007/01183/OUT and 2002/01055/OUT.

The outline application seeks to keep all matters reserved for subsequent detailed approval. Scale parameters for the dwellinghouse and a design and access statement have been submitted.  The initial indicative upper scale of the dwellinghouse is 8m x 9m with a height of 8m. It is proposed that access to the site will be via the existing road fronting the property and serving adjacent properties.  Level vehicular and pedestrian access will be provided along with parking and turning to be dealt with under a reserved matters application should permission be granted.  This is the same detail that was submitted within the previous applications. 
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PLANNING HISTORY

2010/01052/OUT : Wilcot, Higher End, St. Athan - Renewal of application 2007/01183/OUT for outline permission for a dwelling to infill plot  - Approved 25 November 2010. 

2007/01183/OUT : Wilcot, Higher End, St. Athan - One dwelling on infill plot  - Approved 3 October 2007. 

2002/01055/OUT : Wilcot, Higher End, St. Athan - One dwelling on infill plot  - Approved 19 December 2002. 

1990/00303/FUL : Wilcot, Higher End, St. Athan - Construction of new shower room and porch with associated works  - Approved 27 April 1990. 

CONSULTATIONS

St. Athan Community Council were consulted. Comments received stated no objection. 

Highway Development were consulted. To date, no comments have been received. 

Public Rights of Way Officer were consulted. Comments received stated:

The applicant’s attention should be drawn to the Public Right of Way S2/2 (St Athan 2) which runs in close proximity to the site and which must not be interfered with as a result of the proposal. 

No adverse affect should result to Public Rights of Way used to access the site or that are otherwise involved in the development works. The applicant should ensure that materials are not stored on the Public Right of Way and that any damage to the surface as a result of the development is made good at their own expense.

Environmental Health (Pollution)
were consulted. Comments received stated “no comments to make on this application”. 

The Ecology Officer was consulted. To date, no comments have been received. 

Local ward members were consulted. To date, no comments have been received.

REPRESENTATIONS

The neighbouring properties were consulted on 11 September 2014. A site notice was also displayed on 23 September 2014.  Comments were received from the neighbour at ‘Ty Gwyn’, with concerns regarding g overlooking and loss of privacy. 

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:

HOUS2 
Additional Residential Development

HOUS8 
Residential Development Criteria

ENV27 
Design of New Developments 

TRAN10 
Parking 

The Council’s approved Supplementary Planning Guidance on ‘Amenity Standards’ is also of relevance.
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): Chapter 9: Housing

Technical Advice Note 12: Design

Issues

The main issues to consider in the assessment of this application, relate to whether the principle of the development is acceptable at this location. 

Principle of the Development

The planning history for the site highlights that consent for outline planning permission for a new dwelling on this site is acceptable in principle. Local policy has not materially changed since the previous approval, and Planning Policy Wales, Ed 7. (2014) Chapter 9: Housing (paragraph 9.3.2) encourages “sensitive infilling of small gaps within small groups of houses”. Consequently, the principle of a new dwelling on this site remains acceptable. 

Indicative Layout

The indicative layout provided is acceptable in terms of the position of the dwelling on the plot, with sufficient amenity space and parking provision illustrated, and it is not considered that it would appear contrived in the street scene. However, the specific scale and design of the dwelling would be considered at the reserved matters stage. It is noted that this area of Higher End is characterised by high standards of privacy and spaciousness; to ensure this is protected these issues would need to be addressed within the reserved matters application.  A dwelling would not, however, appear as cramped or contrived within the site, with sufficient spacing maintained to the dwellings on either side.

Residential Amenity
While detail of the proposed dwelling is reserved, in principle it is considered that a dwelling can be accommodated within the plot which in terms of its scale and siting would not be overbearing or unacceptably impact upon residential amenity.  It could also be designed to ensure the neighbour’s privacy would be preserved.

Highway and Parking Issues

Furthermore, the access arrangements seem appropriate, and the vision splays (2m x 40m) annotated on the “Illustrative Block Plan”, are in compliance with the Highway Departments recommendations. In addition, adequate parking provision appears to be achievable. It is noted that the Highways Department recommend a minimum of three spaces for a three bedroom-plus dwelling. 

Other matters

Since the previously approved outline application, Planning Policy Wales Chapter 4, Section 4.12 has been revised to delete the national development management policy on sustainable building standards. These changes have been made in light of amendments to Part L of Building Regulations on energy efficiency coming into force. As a result of these changes, Technical Advice Note 22: Sustainable Buildings has been withdrawn, and Technical Advice Note 12: Design has also been updated. Since there is no need to repeat what is considered under Building Regulations, the previous condition relating to the Code for Sustainable Homes is no longer required as a condition to the planning approval. Consequently, this condition will not be attached to this consent. 

Whilst the Council’s Ecology Officer has not commented upon this application, within the previous outline application, there were a number of concerns. The 
Ecology Officer identified that the site may be used by great crested newts as well as nesting birds. Therefore conditions and informatives in line with the previous officer’s recommendations will be placed on any grant of consent for this application.

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 HOUS2 –‘Additional Residential Development’, HOUS8 ‘Residential Development Criteria’, TRAN10 ‘Parking’ and ENV27 – ‘Design of New Developments of the Vale of Glamorgan Unitary Development Plan, and National Policy within Planning Policy Wales (ed. 7, 2014), the site is considered to be acceptable for residential development in principle. 

RECOMMENDATION – OFFICER DELEGATED 

APPROVE subject to the following conditions(s):

1.
Approval of the details of the layout, scale, appearance, access and landscaping of the development (hereinafter called `the reserved matters`) shall be submitted to and approved by the Local Planning Authority before any development is commenced.


Reason:


To comply with the requirements of Section 92 of the Town and Country Planning Act 1990.

2.
Application for approval of the reserved matters hereinbefore referred to must be made not later than the expiration of three years beginning with the date of this permission.


Reason:


To comply with the requirements of Section 92 of the Town and Country Planning Act 1990.

3.
The development to which this permission relates must be begun not later than whichever is the later of the following dates:


(a)
The expiration of five years from the date of this permission.

(b)
The expiration of two years from the date of the final approval of the reserved matters or, in the case of approval on different dates the final approval of the last such matters to be approved.


Reason:


To comply with the requirements of Section 92 of the Town and Country Planning Act 1990.

4.
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.

5.
The detailed plans shall provide for parking facilities to meet the standards of the Local Planning Authority.


Reason:


To ensure adequate on-site parking in accordance with Policy TRAN10 'Parking' of the Unitary Development Plan.

6.
The proposed dwelling shall be provided with a private garden space in accordance with the Council's guidelines in the Supplementary Planning Guidance on Amenity Standards.


Reason:


To ensure adequate provision of private amenity space and privacy in accord with Policy ENV27 'Design of New Developments' and Supplementary Planning Guidance on Amenity Standards.

7.
Any vegetation clearance should be undertaken outside the nesting season (generally recognised to be from March to August inclusive); unless it can be demonstrated through submission to the Local Planning Authority of an appropriate survey immediately prior to the works commencing, that nesting birds are absent or a method statement is agreed in writing with the Local Planning Authority and fully implemented. 


Reason:


To ensure compliance with the Wildlife and Countryside Act 1981 (Section 1) as well as compliance with Policy ENV16 of the Unitary Development Plan.

NOTE:

1.
Under the Wildlife and Countryside Act 1981 (Section 1) it is an offence to take, damage or destroy the nest of any wild bird while that nest is in use or being built.

2.
A desktop study has shown a number of records of great crested newts in the surrounding area. Please be aware that great crested newts and their breeding sites and resting places are protected through UK legislation under the conservation of Habitats and Species Regulations 2010. This legislation makes it an absolute offence to damage or destroy a breeding site or resting place (whether the animal is present at the time or not), intentionally or recklessly obstruct access to a place used for shelter and protection, deliberately capture, injure, kill or disturb a great crested newt or deliberately take or destroy its eggs.

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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