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Mr. Hywel Jones, Ty Gwyn, Penyturnpike Road, Dinas Powys, Vale of Glamorgan, CF64 4HG

Meridian Building Design, The Rise, 41a, Highwalls Avenue, Dinas Powys, Vale of Glamorgan, CF64 4AQ

Ty Gwyn, Penyturnpike Road, Dinas Powys 
Proposed alterations to planning approval No. 2013/01266/FUL to include dormers in a new gabled roof

SITE AND CONTEXT

The application site is located at Ty Gwyn, Pen y Turnpike Road, Dinas Powys.  The site relates to a split level single and two storey dwelling situated outside the settlement boundary, within open countryside and is adjacent to but outside the Cwr Yr Ala Basin Special Landscape Area.

The property benefits from a driveway and garage providing parking provision for a number of vehicles. The site is set on an elevated position in relation to the road.

DESCRIPTION OF DEVELOPMENT

Planning permission was granted under planning reference: 2013/01266/FUL for the erection of a two storey porch/landing extension, a first floor side and rear extension, single storey rear extension and a new roof design. 

Following this, work commenced on site that differed to the approved plans, this application seeks planning permission for the amended designed scheme being constructed on site. The works have commenced but had not been completed at the time of the site visit, the proposed scheme is similar to the approved scheme however the main differences include, increased depth of two storey porch extension, increase in eave and ridge height of the main dwelling, dormers within the front and rear elevation and gable roof finishes to the main roof.

The two storey porch/landing extension would be 2.7 metres deep, 4.8 metres wide, 6.6 metres to eaves with a maximum ridge height of 8.8 metres with a gable roof design.

The proposed single storey extension would be 14.9 metres wide, 4.9 metres in depth, 2.8 metres to eave height with a maximum height of 5.1 metres finished with a hipped roof design.

The first floor rear extension would be constructed across the rear of the property, would be 14.9 metres wide, 3.2 metres deep with an eave height of 5.6 metres and a maximum height of 9.8 metres finished with gable ends.

The proposed first floor side extension would be 6.5 metres wide, 5.5 metres in depth, with a dual eave height of 6.3 & 7.6 metres with a maximum height of 10.6 metres. The extension would be finished with a gable roof design.

The front facing dormers would be 2.2 metres wide, 2.4 metres in height and protrude 3 metres from the roof plane finished in vertical hung slate.

The rear dormers would measure between 1.5-22 metres in width, 1.6-2 metres in height protruding 2.5 metres from the roof plane, also finished in matching vertical hung slate.

The extensions will be finished in render and concrete interlocking tiles to match the existing dwelling.

The proposed development will be served by the existing vehicular parking provided to the front of the existing dwelling. 

PLANNING HISTORY

2013/01266/FUL : Ty Gwyn, Pen Y Turnpike Road, Dinas Powys - Two storey and single storey extensions and alteration works  - Approved 19 March 2014. 

1990/00822/FUL : 'Ty Gwyn', Pen-y-Turnpike Road, Dinas Powys - Utility/bedroom/shower room extension  - Approved 10 August 1990. 

CONSULTATIONS

Michaelston le Pit with Leckwith Community Council were consulted on 14 October 2014, no response was received at the time of writing this report.

Dinas Powys Ward Members were consulted on 14 October 2014, no response was received at the time of writing this report.

REPRESENTATIONS

The neighbouring properties were consulted on 14 October 2014. To date no letters of representation were received.

REPORT

Planning Policies and Guidance

Unitary Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 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 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:

Policy:

ENV4 

– SPECIAL LANDSCAPE AREAS

ENV27 

– DESIGN OF NEW DEVELOPMENTS

HOUS7 
– REPLACEMENT AND EXTENSION OF DWELLINGS IN THE COUNTRYSIDE

TRAN10 
– PARKING

Whilst the UDP is the statutory development plan for the purposes of section 38 of the 2004 Act, some elements of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011 are time expired, however its general policies remain extant and it remains the statutory adopted development plan.  As such, chapter 2 of Planning Policy Wales (Edition 7, 2014) provides the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.7.1 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. This will ensure that decisions are based on policies which have been written with the objective of contributing to the achievement of sustainable development (see 1.1.4 and section 4.2). 

2.7.2 It is for the decision-maker, in the first instance, to determine through review of the development plan (see 2.1.6) whether policies in an adopted development plan are out of date or have been superseded by other material considerations for the purposes of making a decision on an individual planning application. This should be done in light of the presumption in favour of sustainable development (see section 4.2).’
With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded.  The following policy, guidance and documentation support the relevant UDP policies.

Supplementary Planning Guidance:

In addition to the adopted Unitary Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  The following SPG are of relevance:

· Amenity Standards 

Issues

The primary issues in the consideration of this application are the impact of the development on the appearance of the existing dwelling and the visual character of the surrounding countryside and Special Landscape Area, impact on neighbouring properties and parking.

Impact upon character

The existing property is situated within large grounds on the edge of Dinas Powys. To the front of the property are large trees and hedges which serve to obscure the location of the proposal from public view. The site boundary is made up of trees and hedgerow.

The works will result in an increase in footprint and floor space of the building when compared to the previously approved plans, the addition is considered to be disproportionate for the purposes of policy HOUS7 of the development plan given that the previously approved scheme allowed generous increases in both.  However it is acknowledged that the property is situated on a large plot and as such the proposals will not result in an extension of the residential curtilage or result in overdevelopment of the site.

The site falls outside the settlement boundary and is within the special landscape area. Policy ENV1 relates to development in the countryside and limits development to development which is essential for agriculture, forestry and other development for which rural locations are essential. The policy recognises that other uses may be acceptable subject to no unacceptable effects and allows for the adaption of existing buildings. Given that no use change is being proposed and the proposal relates to the extension of an existing dwelling, the proposal is considered acceptable.

Whilst the extensions result in a significant increase in overall scale and mass when compared to the scheme approved in 2013, given the screening and limited views the proposal is not considered to adversely affect the landscape features or the visual amenities of the Special Landscape Area to an extent that could warrant refusal of planning permission. 

With regards to the impact of the development on the appearance of the property, it is regretful that the applicant has continued construction without first gaining planning consent. It is noted that properties along this road are mostly detached and vary in scale, design and finishes, however when viewed in isolation, the proposal relates poorly to the existing dwelling and results in a large top heavy incongruous design that would ordinarily be considered inappropriate.  

Having considered the context within the existing street scene, and given that the site is highly screened and set back from the main road, in this instance and in this location it is considered there would be insufficient grounds to warrant refusal of planning permission.

Whilst the site is not within the Dinas Powys Conservation Area and not listed, given the sites elevated position and position adjacent to a special landscape area, it is considered necessary to condition the finish of the dormer to ensure an acceptable finish of these prominent additions.

Neighbouring amenities

In terms of the neighbouring privacy and amenities, the proposed development is considered acceptable given that it is over 50 metres away from the property to the front (East) and over 20 metres from the adjacent neighbour to the South.

Additionally, although there are proposed windows to the side and front, the mature vegetation enclosing the garden area, particularly where this relates to the adjacent property to the South (Hillandale), aids to ensure privacy of this neighbouring dwelling, particularly as the application site Hillandale are not directly adjacent, aligning or parallel to one another, thus preventing direct views from one property to the other. More specifically, with regards to the application site and Spring Cottage to the East, Spring Cottage is set at a lower ground floor level than the application site and located over 50 metres away, therefore there are no neighbouring concerns regarding the relationship between the application site and neighbours to the East. 

Car Parking

Finally, in terms of the parking provision for the site, it is considered that the existing spaces are sufficient to cater for the proposed alterations to the existing property. The existing arrangement on-site is therefore considered acceptable. 

As a result, it is considered that the development will not detract from the appearance of the property or the special character of the Special Landscape Area, nor will the development impact upon the privacy or private amenities of the nearby neighbouring properties.   

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, ENV4 – Special Landscape Areas, ENV27 - Design of New Developments and HOUS7 – Replacements and Extensions of Dwellings in the Countryside, it is considered that the proposed development will not detrimentally harm the appearance or character of the existing property, the special character and features of the Special Landscape Area, the privacy and amenities of the neighbouring properties or impact on the parking provision existing on-site. 

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 finishes of the development hereby approved shall match those of the existing building.


Reason:


To safeguard local visual amenities, as required by Policy ENV27 of the Unitary Development Plan.

3.
The external walls and cheeks of the dormer hereby approved shall be finished in hanging tiles to match those of the existing roof of the dwelling.

Reason:


To safeguard local visual amenities, as required by Policies ENV4 and 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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