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The Co-operative Group C/o Agent.

Wellsfield Associates, 80, High Street, Hadleigh, Essex, SS7 2PB

Spar Stores, 57, High Street, Cowbridge
New plant and AC installations, louvre infill, new autodoor and redecorations

SITE AND CONTEXT

The application site relates to No. 57 Spar Stores, High Street Cowbridge, a standard retail unit sited adjacent to other retail units within the centre of Cowbridge. The site is located within the Conservation Area and has a prominent position along the High Street.

DESCRIPTION OF DEVELOPMENT
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The application proposes the installation of new plant and AC installations to the side and rear aspects of the site.

The two Mitsubishi PUHZ-RP250YKA AC condenser units proposed to the side aspect of the site will measure individually, approximately 1m in width x 1.3m in height x 0.3m in depth. Maximum noise emissions for the two units will be 39dB(A) @ 10m day and will be switched off during the night. 

The single Searle RF- ND102L3H-091E360 air cooled condenser unit proposed to the rear of the site will measure approximately 4.5m in width x 0.9m in height x 1.1m in depth. Maximum noise emissions for the unit will be 27dB(A) @ 10m day and will be switched off during the night.

The application also proposes a new sliding door to the front elevation of the site replacing the existing push and pull door. The proposed sliding door will measure approximately the same dimensions as that of the existing, 1.1m in width x 2m in height. The application also proposes the replacement of the existing steel clad timber warehouse doors to the rear of the site with new ASOHAM steel security doors. The application also proposes the infill of the existing louver to the rear of the site.

PLANNING HISTORY
PH1 - 2007/00227/PRE: Spar Store, 57, High Street, Cowbridge CF71 7AF - Illuminated fascia sign - Pre-Application Response  

2005/00052/FUL: SPAR Store, 57, High Street, Cowbridge - Installation of new sections of shop front - Approved 25 February 2005. 

1995/00234/FU: 57, High Street, Cowbridge - The retention of a 1.2m diameter satellite dish - Approved 26 May 1995. 

CONSULTATIONS

Cowbridge with Llanblethian TC
were consulted on 20 October 2014

Have received no response to date

Cowbridge Ward members were consulted on 20 October 2014

Have received no response to date

Conservation and Planning were consulted on 20 October 2014

No response received to date

Environmental Health (Pollution)
were consulted on 20 October 2014

Have responded stating “In principal we have no issue with this application but advise that the following be clarified”
The operating hours of the A/C units should be ascertained as the applicant has stated that they will only be operated during daytime hours. It is common for stores of this type to operate between 06:00am and 23:00pm, however the World Health Organisation and numerous British Standards define day time hours as 07:00am until 23:00pm. At what sound pressure level (SPL) will the Mitsubishi A/C units operate; at 39dB(A) or at 59/58dB(A) or even 55dB(A) and at what distance. 

Glamorgan Gwent Archaeological Trust Ltd
Have responded on the 4 December 2014 stating,

Historic maps show that a tower was located to the rear of the site; archaeological work in the vicinity has shown the survival of significant features and finds dating from the Roman period onwards. We have considered any likely impact and in our opinion, there is unlikely to be an adverse physical impact. The building was a medieval house which was demolished in the early 1970s followed by the construction of the existing larger building. It appears there will be ground disturbance for the condenser, although this will be within an area which has been hard landscaped and is unlikely to reach a depth at which archaeological remains will be impacted.

The record is not definitive, however, and archaeological materials may be disturbed during the course of the work. In this event, please contact this division of this Trust. Nevertheless, as the archaeological advisors to your members, we have no objection to the determination of this application. 

REPRESENTATIONS

The neighbouring properties were consulted on 20 October 2014.

No response received to date

Town Hall, High Street, Cowbridge responded on the 5 November 2014 stating “No objection”
A site notice was also displayed on the 7 November 2014.

REPORT

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

ENV20 DEVELOPMENT IN CONSERVATION AREAS

ENV29 PROTECTION OF ENVIRONMENTAL QUALITY

ENV23 SHOPFRONT DESIGN IN CONSERVATION AREAS

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:

Technical Advice Notes

Supplementary Planning Guidance

Cowbridge Conservation Area Appraisal and Management Plan

Issues

The main issues to consider as part of this application relate to the impact the proposed shop front will have on the setting and character of the surrounding conservation area. It is also considered that the impact of the proposed AC installations in relation to the amenity of nearby occupiers will need to be considered.

The proposed alterations to the frontage of the shop are relatively minimal amounting to the re painting of window frames/columns as well as the repainting and signage of fascia board to the ground floor lean to roof. The proposed finish will be a mixture of black and grey tones that are minimal and will not significantly impact the character of the frontage to the store.

The existing shop front is not dissimilar to the proposed other than part finish and the majority of alterations are considered an improvement.  It is considered that the proposed sliding door will not significantly impact on the character of this shop frontage noting that a new shopfront as a whole is not proposed.  It is were a more sympathetic design and detailing would be sought.

It is considered therefore that the shop front design and detailing are acceptable in relation to the host building and immediate area. The proposed does not detract from or significantly affect the quality and character of the conservation area or historic setting and remain in keeping with neighbouring retail units.

The proposed AC installations are to be located to the side and rear aspects of the site. The single Searle RF- ND102L3H-091E360 air cooled condenser unit proposed to the rear yard area will be screened by 1.8m timber fencing obscuring it from surrounding properties and the immediate road side. It is noted that a 2m stone wall lines the boundary where the proposed unit will be sited directly screening it from properties within the immediate area. It is considered that the proposed unit will not significantly impact the rear aspect of the site as the area in question is currently in use as a storage and loading area for vehicles connected to the operation of the store. It is noted that no properties directly overlook the rear area of the site with the nearest being sited some distance away, therefore the proposed unit will not present a significant visual impact to the surrounding area. 

The two Mitsubishi PUHZ-RP250YKA AC condenser units proposed to the side aspect of the site will be partially screened by the downward sloping stone wall lining the boundary to the one side of the site. The stone wall measures approximately 1m where the two AC condenser units are proposed, the units are relatively minimal in scale and are partially screened as a result. Therefore properties within the immediate area will have obscured views of the units to the side aspect of the store however it is considered that the proposed units will not result in an inappropriate addition to the facade as it is noted that examples of other service apparatus are present to the rear of stores and property within the immediate area.  

The proposed steel security door and infill of the existing louvre are considered minimal alterations to the rear; the proposed will not significantly impact the character of the site or surrounding area and will not result in an overly intrusive form of development. It is noted that the RAL 7043 Traffic Grey B (matt) colour scheme to be applied to the steel security doors and condenser units will provide a subdued finish. 

Clarification was sought from the agent with regard to the max noise output from the proposed AC condenser installations and the intended hours of operation. 

The agent has confirmed that the proposed units will have an operational noise output of no more than 58/59dB(A) at 1m. This meets the requirements as raised by the Environmental Health Officer who has noted that the units will not be immediately facing letting rooms at the hotel and therefore no significant impact will affect the immediate area regardless of operating hours. As such it is considered that the proposed AC units will not result in an unacceptable level of activity in the context of the area and will therefore not significantly impact the amenity to the rear of the site or surrounding neighbouring buildings.

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.

The proposed alterations to the frontage of No.57 and the installation of AC condenser units to the side and rear aspect of the site comply with all of the above policy requirements outlined in ENV27 Design of New Developments, ENV20 Development in Conservation Areas, ENV29 Protection of New Developments, ENV23 Shop front Design in Conservation Areas and the Cowbridge Conservation Area Appraisal and Management Plan. It is considered that the proposed alterations to the existing shop front will not detract from the character or setting of the surrounding conservation area. It is also considered that the proposed AC installations will not result in an inappropriate addition to the side and rear of the site in relation to noise disturbance or overbearing.

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.
The external AC condenser units proposed to the side and rear elevations shall not exceed an operational noise output of  58/59dB(A) as clarified in accordance with the email of 2nd December 2014 for David Reade of Wellsfield Associates.


Reason: 


In the interests of the amenities of neighbouring residential properties in accordance with Policy ENV29 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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