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Land adjacent to Plymouth House, West Street, Llantwit Major
New Dwelling 

SITE AND CONTEXT

The application site relates to an existing parcel of land located adjacent to Plymouth House, in the western part of Llantwit Major.  The site has an average width of some 29 metres by a maximum depth of 45 metres and covers an area of approximately 0.1 hectares.

The site is sloping and falls from north to south, where the southern frontage of the site abuts College Street and the site is some 1.8 metres higher than the adjacent road level retained by a stone wall.  The northern boundary fronts West Street, at the same level as the adjacent road enclosed by a now partially collapsed stone wall.  The application site is bounded along its western boundary by Tanfield Cottages and along the eastern boundary by the curtilage of Plymouth House West, a Grade 11 Listed Building with the garden wall, gate, mounting block and stables within Plymouth House, being separately listed as Grade II.
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DESCRIPTION OF DEVELOPMENT

This is a full application and relates to the construction of a detached two storey four bedroom dwelling located in the north eastern corner of the application site.  The dwelling takes the form of a traditionally roofed two storey bedroom wing with a more contemporary single storey pavilion with a flat roof. 

The two storey wing will have a gable abutting the stone wall fronting West Street, with the opposing south facing gable facing southwards and being predominantly glazed.  The two storey element measures between 9.5m and 10.5m long by a width of 5.5metres with an eaves height of 4.5 metres and ridge height of 7 metres.  This wing will have a slate roof and stone and rendered walls. 

The single storey element which provides the main daytime living accommodation is set at a lower level than the two storey wing and measures 15 metres by 7 metres with a ridge height of 3 metres.  The rear elevation will be fully glazed with high performance aluminium / timber composite windows, with the elevations in horizontal timber cladding.

A detached garage is proposed to the side of the dwelling, measuring 5m x 5.8m x 2.5m in height with a flat roof.

A 1.8 metre high limestone rubble wall is proposed along the West Street frontage, which will form a continuation of the existing wall to the rear of Plymouth House. The scheme includes a new vehicular access from West Street on the north western part of the site, 8.5 metres wide leading to a timber sliding gate which is set back 5 metres from the edge of the highway. The small courtyard area is shown to be served by two parking spaces and turning area.  A garden is shown to be sited to the rear of the dwelling some 12 metres in depth by a width of 16 metres. The rear of the garden is shown to be delineated from the undeveloped part of the site, which is shown as open space, by a stone retaining wall. 
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Proposed NMA Plans:

The application has been amended from its original form, consisting of the omission of windows on the elevation facing towards Plymouth House West (and their replacement with rooflights), an increase in roof pitch to match that of the approved scheme, an increase in depth of street forecourt to 5m off the road, and amendment to the pedestrian access to the front door, which is now via a metal gate, down 3 steps off the street forecourt, the removal of cedar cladding between the 2 windows on the north elevation and the introduction of a beech hedge alongside the low boundary wall with Plymouth House.

PLANNING HISTORY

2010/00391/FUL- New dwelling- Approved.

2005/01311/FUL- New House.  Refused on 28 October 2005 for the following reason:

“1.
Whilst the application site falls within the settlement boundary of Llantwit Major, the application site is not considered to constitute an appropriate infill site, as the development of the site would result in the loss of an important area of open space in the Conservation Area, which forms one of a sequence of historic spaces around the Grade II Listed Plymouth House, contributing to both the setting of Plymouth House, and the wider Conservation Area. In addition, the scale and design of the new dwelling, together with alterations to the boundary enclosure would adversely impact upon the character of the area.  The proposal would therefore neither preserve nor enhance the special character and setting of the Conservation Area and Plymouth House, contrary to the aims and objectives of Policies ENV15 (Protection of Built and Historic Environment), ENV18 (Development in Conservation Areas), ENV22 (Conservation and Enhancement of Open Spaces) and ENV25 (Design of New Developments) contained in the adopted Vale of Glamorgan Unitary Development Plan 2005 and advice contained within the approved 'Amenity Standards' Supplementary Planning Guidance and National Guidance including Planning Policy Wales (2002) and TAN12 Design.”

A subsequent appeal was submitted, however it was withdrawn on 11 January 2006.

2003/01536/FUL – New house.  Refused 7 January 2005 for the following reason:

“1.
Whilst the application site falls within the settlement boundary of Llantwit Major, the application site is not considered to constitute an appropriate infill site, as the development of the site would result in a loss of an important area of open space in the Conservation Area, which forms one of a sequence of historic spaces around the Grade II Listed Plymouth House, contributing to both the setting of Plymouth House and the Conservation Area.  In addition, the scale and design of the new dwelling, together with alterations to the boundary enclosure would adversely impact upon the character of the area.  The proposal would therefore neither preserve nor enhance the special character and setting on the Conservation Area and Plymouth House, contrary to the aims and objectives of Policies EV19 and H10 of the approved South Glamorgan Structure Plan (Proposals for Alternations No. 1) 1989 and Policies ENV15 (Protection of Built and Historic Environment), ENV18 (Development in Conservation Areas), ENV22 (Conservation and Enhancement of Open Space) and ENV25 (Design of New Developments) contained in the Vale of Glamorgan Unitary Development Plan Deposit Draft 1998 (as amended 2003) and advice contained within the approved “Amenity Standards” Supplementary Planning Guidance.”

CONSULTATIONS

Llantwit Major Town Council- No objection but in view of the site’s location within the Conservation Area, the character of the walls should be maintained.

Highway Development- The boundary wall should be no greater than 900mm in height and the proposed layout plan should be submitted to an accurate scale. 

Highways and Engineering (Drainage)- No objection is raised, however, a condition is requested for full details of the proposed drainage of the site, including details of the future maintenance and adoption of the system.

Environmental Health (Pollution)- No comment, however, the applicant’s attention is drawn to the Council’s advisory note on carrying out noisy work.

Glamorgan Gwent Archaeological Trust- No objection.

Local ward members- Councillor Gwyn john sought clarification on whether the site already has planning permission.

Dwr Cymru  Welsh Water- no objection, subject to standard conditions relating to the drainage of the site.

Planning Tree Officer- No representations received to date.

REPRESENTATIONS

The neighbouring properties were consulted and the application has been advertised on site and in the press. Four letters of objection have been received and the grounds are summarised as follows:

· The site is identified as a significant open space and should not be developed in principle.

· The boundary wall should be angular as opposed to curved.

· The boundary wall to the western part of the site should be re-built to partially mitigate the impact of the gates.

· The proposed timber cladding on the garage would be harmful to the character of the area.

· The garage would be harmful to the character of the area by virtue of its design and materials.

· The loss of trees will be harmful to biodiversity.

· The development would prejudice the potential full archaeological surveying of the site.

· The windows on the east elevation of the (original) plans would overlook the garden of Plymouth House West.

· It is unclear how the new dwelling would be attached to the existing listed boundary wall, and the development might compromise the integrity and character of that wall.

· It is unclear how the new retaining wall (delineating the curtilage of the new dwelling would be connected to the existing boundary wall.

· Any substantial means of enclosure along the eastern boundary would deprive Plymouth House West of light, yet the absence of a means of enclosure would be dangerous given the change in levels.

· Loss of privacy to the windows on Plymouth House West.

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:

Strategic Policies:

· POLICIES 1 & 2 - THE ENVIRONMENT

· POLICY 3 - HOUSING

· POLICY 5 - BUSINESS AND INDUSTRICAL USES

· POLICY 6 – TOURISM

· POLICY 8 – TRANSPORTATION

Policy:

ENV17 - PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

ENV20 – DEVELOPMENT IN CONSERVATION AREAS

ENV22- ADVERTISEMENTS IN CONSERVATION AREAS

ENV27 – DESIGN OF NEW DEVELOPMENTS

ENV29 – PROTECTION OF ENVIRONMENTAL QUALITY

HOUS2 - ADDITIONAL RESIDENTIAL DEVELOPMENT

HOUS8 - RESIDENTIAL DEVELOPMENT CRITERIA – POLICY HOUS2 SETTLEMENTS

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.

Planning Policy Wales:

National planning guidance in the form of Planning Policy Wales (Edition 7, July 2014) (PPW) is of relevance to the determination of this application.  

Chapter 4 of PPW deals with planning for sustainability – Chapter 4 is important as most other chapters of PPW refer back to it, part 4.2 in particular

Chapter 9 of PPW is of relevance in terms of the advice it provides regarding new housing.

Technical Advice Notes:

The Welsh Government has provided additional guidance in the form of Technical Advice Notes.  The following are of relevance:  

· Technical Advice Note 12 – Design (2009)

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 | 
· The Llantwit Major Conservation Area Appraisal and Management Plan is also of relevance to the assessment of the application. Within this Management Plan, the site is designated as part of a “Significant Open Space”, where the document states that  the Council will resist proposals for new development in these areas.
The Local Development Plan: 

The Vale of Glamorgan Deposit Local Development Plan (LDP) was published November 2013.  The Council is currently at Deposit Plan Stage having undertaken the public consultation from 8th November – 20th December 2013 on the Deposit Local Development Plan and the ‘Alternative Sites’ public consultation on the Site Allocation Representations from 20th March – 1st May 2014. The Council is in the process of considering all representations received and is timetabled to submit the Local Development Plan to the Welsh Government for Examination in April / May 2015. 

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.6.2 of Planning Policy Wales (edition 7 July, 2014) is noted.  It states as follows:

‘2.6.2 In development management decisions the weight to be attached to an emerging draft LDP will in general depend on the stage it has reached, but does not simply increase as the plan progresses towards adoption. When conducting the examination, the appointed Inspector is required to consider the soundness of the whole plan in the context of national policy and all other matters which are material to it. Consequently, policies could ultimately be amended or deleted from the plan even though they may not have been the subject of a representation at deposit stage (or be retained despite generating substantial objection). Certainty regarding the content of the plan will only be achieved when the Inspector publishes the binding report. Thus in considering what weight to give to the specific policies in an emerging LDP that apply to a particular proposal, local planning authorities will need to consider carefully the underlying evidence and background to the policies. National planning policy can also be a material consideration in these circumstances (see section 4.2).’
The guidance provided in Paragraph 4.2 of PPW is noted above.

Issues

As noted above, planning permission has previously been granted for a dwelling in this location. Since that time, the site has remained within the settlement boundary of the town and the policy situation has not materially changed in respect of the relevant policy base to assess the application, comprising the local and national policies and guidance listed above. Consequently, it is considered that the principle of the development remains acceptable, and it is therefore principally necessary to consider the nature of the changes from the approved scheme, and whether those result in a development that remains acceptable.

The ‘loss of open space’, scale form and design of the building and impact on the character of the conservation area.

As noted above, the site (and the larger ‘paddock’ of space that it forms part of) comprise a significant open space as designated within the Llantwit Major Conservation Area Appraisal and Management Plan (CAAMP). However, that was also the case at the time of the last application.

As noted in the previous application, this area of “open space” whilst private, was and still is considered to form one of a sequence of historic spaces around the Grade II Listed Plymouth House, contributing to both the setting of Plymouth House and the Conservation Area.  It was historically used as an orchard in connection with Plymouth House.  However, it has long since ceased to be used for that purpose with the site last being used for grazing.  

It was also noted in the previous application that while the whole of the application site is formally recognised as  “significant Open Space” in the Llantwit Major CAAMP, it is nevertheless considered that in relation to the setting and context of the site, its southern aspect onto College Street is its primary frontage, on the grounds that it is the southern views of the site that are read in conjunction with the setting of Plymouth House, in addition to the fact that this part of the open space provides a visual link into the rural landscape to the south. 

The West Street frontage is more built up, with development on both sides of the road, with stone wall and fence enclosures immediately adjacent to the highway. This street is characterised by dwellings being located near to and adjacent to the road frontage, such as The Old Forge.  Moreover when the site is viewed from West Street, through the partially collapsed stone wall the openness of the site is not as readily apparent as it is when viewed from the south.

In view of the above, it was considered that an appropriate form of development on the northern part of the site, accessed from and fronting onto West Street, would not be considered out of character with West Street and would reinforce the intimate layout of the dwellings and enclosures found along that street. 

Consequently, it was considered that the proposed development would retain the “essential” elements of the Open Space, when viewed from College Street  and would still retain the historic space around the Grade II Listed Plymouth House, and retain the character of this part of the Conservation Area. In terms of its scale, design and from, the development was considered acceptable, in terms of the open space and in terms of its impact on the character of the conservation area as a whole.  

Fundamentally, the proposed dwelling remains of a near identical size and form to that previously approved. In terms of the size and massing of the development, the eaves and ridge height are the same and the width and length dimensions are not materially different. The main changes in this respect are the addition of a small curved addition to the north elevation and a detached garage.

The proposed extension would not be visible from the southern part of the open space and it is considered that it would not have a significant impact on the overall scale and massing of the dwelling when viewed from West Street, particularly given the proposed 1.8m high boundary wall. Similarly, it is considered that the proposed garage, given its low lying form and siting, would not fundamentally or adversely impact upon the openness of the site or the character of the area. The rear elevation of t the garage would be very similar in height to the adjacent gates and indeed the gates/fence that was approved under the last application. However, while the garage would have replicated the appearance of the previously approved fence relatively well, the applicant has agreed to finish the rear elevation in stone, such that it would have appearance of a traditional stone wall. 

Therefore from West Street, it is considered that it would have very limited impact different to the previous approval, albeit it would have a more traditional appearance. Similarly when viewed from the south, the proposed garage would be viewed in the direct context of the dwelling and against the backdrop of the dwellings beyond, and it is considered that it would not unacceptably compromise the openness of the land as a whole.

The relatively minimal changes to the pattern of openings and fenestration on the single storey element would not bring significant changes from the approved scheme. When viewed from the south, the single storey element would still retain a low lying and relatively lightweight appearance, given the predominance of glazing, alongside cedar cladding.

The scheme still seeks to provide a dwelling comprising two distinct forms, a contemporary flat roof single storey wing linked to a more traditional two storey bedroom wing.  The flat roof single storey element would not be widely visible from outside the site to the north since the proposed stone boundary wall would screen this element well.  The two storey wing still seeks to replicate a typical small scale cottage found in the locality and would be sited adjacent to the stone boundary wall which separates the site from Plymouth House West.  The gable of the dwelling would front West Street, which picks up on the vernacular of the area and whilst it would be visible above the stone boundary wall would not be out of character, in terms of its scale and massing, with the properties found along West Street and will also reflect the form and scale of the Old Forge, which has also been converted and extended to the rear of Plymouth House. 

The two storey wing uses a simple palette of materials comprising of a slate roof, render and stonework, with the south facing gable being predominantly.  In contrast the single storey wing seeks to use more contemporary materials by way of horizontal timber panelling, pressed aluminium flashing and large areas of aluminium frame glazing. The proposed materials and finishes are considered acceptable, being more traditional on the two storey wing and contemporary on the single storey wing, reflecting the materials found in the locality- as per the previous scheme.

There are alterations to the shape and form of the first floor windows on the side elevation, however, it is considered that this would not demonstrably harm the character of the building or the conservation area as a whole. It is also considered that the proposed two roof lights in the east facing roof plane would unacceptably dominate the roof or detract unacceptably from the design of the dwelling. The gable wall fronting West Street would now sit proud of the side elevations, constructed in stonework, with two narrow (arrow slit) windows, one above each other. It is considered that this would add a slightly more contemporary appearance to the two storey element but not to the detriment of its character or design.

Given the scale of the drawings, it is considered (as per the last application) that full details to an appropriate scale should be submitted by way of condition in relation to window/ doors, eaves and glazing. In addition a full specification and pallet of materials should also be submitted by way of condition. Moreover a method statement for the construction of the new stone boundary walls and repair of existing stone walls should also be submitted by way of condition, (including a sample panel to be made available on site for inspection) in addition to details of proposed paving, given the significance of ensuring an appropriate and historically relevant enclosed to West Street.

An objection has been received in respect of the curved wall, however, while curved walls are not predominant within the street scene, there is a mix of enclosure types and designs and it is considered that a curved wall would not be unacceptably detrimental to the character of the street.

It is, therefore, considered that the proposed dwelling would not differ significantly from the previously approved scheme, such that this proposal would also not unacceptably impact upon the openness of the parcel of land and would not adversely impact upon the character of the conservation area, in accordance with policies ENV 20, ENV 27 and HOUS 8 of the UDP, and the advice within PPW and TAN 12.     

Impact on the Conservation Area and adjacent Listed Buildings of Plymouth House and the associated separately listed structures within the curtilage of that dwelling

In addition to considering the impacts in respect of the Conservation Area, it is also considered that the proposal would not be materially different from the previously approved scheme in terms of the impact on the setting of the listed building. It would affect views of the listed building from West Street, however, it is considered that it would not impinge on that setting to an unacceptable degree, such that a sufficient degree of openness would be preserved around it. Since the submission of this application, a Listed Building Consent application has been submitted for the means of attaching the new dwelling to the existing listed boundary wall. The specific impacts in that regard will be assessed as part of the LBC application. Similarly, the matter of how the new retaining wall would attach to the existing listed structure would be dealt with in the LBC application. In respect of the retaining wall, it is considered that its scale and juxtaposition to the existing listed wall would not unduly affect its setting or adversely impact upon the amenity of the neighbouring residents.

As previously stated Plymouth House is primarily viewed from College Street, although there are glimpses of the dwelling from West Street. The proposed dwelling will be set back some 34 metres from the College Street frontage, where the rear garden  would at its nearest, be some 20 metres from College Street. On the basis that the land is raised above road level and given the depth of the undeveloped part of the site, subject to an appropriate means of boundary enclosure to delineate the approved curtilage and the open space and effective controls on the use of the land (as stated above), it is maintained that the setting of Plymouth House would still be retained. Moreover the proposal is not considered to have any impact on the garden wall, gate, mounting block and stables within Plymouth House, which are separately listed (Grade 2).

With regard to the impact on the Conservation Area, for the reasons set out above, the siting, design/scale, materials and finishes of the dwelling is not considered to negatively impact on the immediate and wider character of the Conservation Area. More specifically in relation to the southern half of the site and its retention as “open space”, it is considered that a sufficient proportion of the site is being retained, and will remain open when viewed from its primary frontage from College Street .In this regard, whilst the whole site is designated as 

“significant Open Space” in the Llantwit Major Conservation Area Appraisal and Management Plan, the development of the less visible top half of the site is not considered to prejudice the aims and objectives of the plan, and the proposal is considered to retain the essential elements of this open space and thus the historic space and the contribution it makes to the character of this part of the Conservation Area.

Highway issues

Concerns have been raised by the Highways Engineer in respect of visibility when egressing from the site and in terms of the turning area. However, the plans have been scaled and it is evident that there is sufficient space for vehicles to enter the site, turn and leave in a forward gear. The dwelling would be served by at least three parking spaces, which is considered to be sufficient to ensure that the parking needs of the dwelling can be accommodated on site without compromising turning space, highway safety or the free flow of traffic along the adjacent highway. The gate has now been set back 5m from the highway, meaning that cars will be able to wait within the site when the gates are closed, as opposed to waiting within the highway.

The wall to the left of the access would be 1.8m high and therefore drivers leaving the site would not be able to see over it. The wall would be curved which would assist vision, although, drivers would not benefit from 40m+ of visibility as required by the highways engineer. However, the vision splays available to users of the access would be no poorer than the previously approved scheme and there has been no material change in such requirements since the time of that approval. It is therefore considered that there is no policy basis to require more generous splays in this case.

In addition, the nature and layout of the highway is such that it is not highly trafficked and no subject to high vehicle speeds. On that basis, it is considered that while the vision splays are below what may sometimes be necessary for 30mph speed limit roads, in this case the access would not be demonstrably harmful to highway safety, in particular having regard to the nature of the previously approved development which could still be implemented. Therefore, on balance the proposal is considered acceptable in highways terms.

Amenity space provision

In terms of the provision of amenity space, the Supplementary Planning Guidance Amenity Standards requires a minimum of one square metre of amenity space per one square metre of gross floor area.  Furthermore it also requires that 70% of the amenity space should be accommodated in the private rear gardens, which shall also be private and of a usable shape. 

The proposed garden area to the rear of the dwelling (within the stone retaining wall) is some 190 square metres, where the total floor area of the dwelling is some 170 square metres. In terms of the usability of the rear garden, it is shown to be level and retained by a stone wall.  Whilst the curtilage is shown to be relatively open along its southern boundary, there is an opportunity to further reinforce and delineate this boundary by way of a native hedgerow to be planted along the bank (any other form of ‘domestic’ enclosure may be inappropriate on this sensitive site). Such a hedgerow when mature would screen the curtilage when viewed from the south, although given the difference in levels between the site and College Street and the distance from College Street to the garden area, it is considered that the garden area would be not be unacceptably overlooked from any public viewpoints.  In view of the above it is considered that the level of amenity space would be adequate to serve the proposed development and would be both usable and private. 

Impact on neighbours

In terms of the impact of the development on the privacy of nearby and adjacent occupiers, there are no direct opposing occupiers fronting West Street, other than the two narrow openings serving an en-suite and bathroom, which are not habitable rooms. The row of dwellings adjacent to Rose Cottage are orientated such that the new windows on the two storey wing would not result in a loss of privacy to these opposing occupiers and for the reasons given above in terms of the nature of rooms, it is considered that the privacy of Rose Cottage would not be unacceptably compromised.

The south facing gable in the first floor wing is predominantly glazed, however, the windows would be recessed into the building with timber sun shade louvres overhanging. Given the very acute angle between these windows and the windows on the side of Plymouth House West and given that the area adjacent to those neighbouring windows in principally the driveway, it is considered that this south elevation would not unacceptably impinge on the privacy of this neighbour.

The proposal initially included two windows at first floor level on the boundary with the upper level garden of Plymouth House West. These have since been omitted and replaced with roof lights in the east facing roof plane. The orientation and height of the roof lights are such that they would not offer direct views of this neighbouring garden and it is considered that this amendment has effectively addressed the overlooking concerns that were initially raised.

In relation to the physical impact on Plymouth House West, whilst the development will be sited along part of the eastern boundary adjacent to Plymouth House, a large part of the development and the lower half of the two storey wing will be screened by the existing stone boundary wall. Given that the scale and form of the building has now been well matched to the previous scheme, it is considered that the dwelling would not have any additional impact in terms of being unneighbourly or overbearing. It is also considered that the dwelling and garage would be sited far enough away from the other neighbouring dwellings such that it would not be overbearing or unneighbourly to any other neighbour.

The submitted plans indicate a hedge along the boundary with Plymouth house West, and this reflects the commentary on this issue in the previous officer’s report. A hedge would mitigate overlooking to a degree and would provide a softer form of enclosure than a wall or fence directly on the boundary which would be likely to detract from the setting of the Listed Building and adversely impact upon the neighbour. The neighbour has raised safety concerns given the change in levels, however, this is not directly a planning issue. This matter can be controlled by condition.

Therefore, subject to an adequate form of natural enclosure along the boundary, it is considered that privacy would be sufficiently protected, in a way that does not damage the neighbour’s amenity or the setting of Plymouth House.

Curtilage Issues

As previously stated, the acceptability of the scheme is subject to the Council being fully satisfied that the land shown to the south as open space can be retained as such in order to retain the essential open setting of Plymouth House  when viewed from College Street and the open setting of this part of the Conservation Area. Of particular concern is that this land, which may fall within the ownership of the future occupiers of the dwelling may well be under pressure to be  used as an extended amenity/garden area. In this regard consideration should be given to restrict any operational development such as garden sheds, greenhouses, play equipment, patio and paths etc. and other residential elements such as ornamental planting and controls to limit access onto the land by the future occupiers.  

The key issue in controlling this area of land which is designated in the application as being retained as open space is whether the use of the land can effectively be controlled. In this regard control through the planning system can only be placed on whether development takes place on the land by virtue of being ‘operational’ or by virtue of its use (material change of use). 

In view of the above it is considered that notwithstanding the site edged in red, the approved curtilage of the dwelling shall be delineated on a plan attached to a decision notice referenced by condition for the avoidance of doubt as to the approved curtilage of the site.

Following on from the above, the remaining area of “open space” would fall outside the approved curtilage of the dwelling.  In this regard, this would have an implication in terms of any permitted development rights on the land. As such normal permitted development rights for dwellings under Schedule 2 Part 1 of the General permitted Development Order would not accrue as this part of the site would fall outside of the delineated curtilage of the dwelling.  However it would still be necessary to remove permitted development rights which relates to any land, in terms of the erection and construction of a fence, wall or other means of enclosure.  Such enclosures along any of the boundaries of the site, particularly along the southern boundary adjacent to College Street would significantly alter the character and openness of the site.

As the area of “open space” would effectively fall outside of the approved residential curtilage, any development of this land in terms of operational development would require planning permission and thus controlled through the planning system. In terms of controlling its use, it has to be accepted that this is more difficult to control particularly where no associated operational development takes place, such as walking on the land or sitting on the land and bring on and taking off movable structures. 

In view of the above it is considered necessary to as far as possible limit the opportunities to get access onto the land in question. The submitted cross-section drawing shows a stone retaining wall which whilst providing a delineated boundary, does not provide a robust and defensible boundary to separate the curtilage from the “open space” to the south and would not prevent access. It is considered both appropriate and necessary to require an improved boundary which should be appropriate to its context. Given the semi-rural character of the lower part of the site, it is considered that the stone retaining wall should be supplemented by a native hedgerow which would abut the western and eastern boundaries of the site. Such a boundary when mature would significantly restrict opportunities for future occupiers to physically access the site, although it is acknowledged that access in order the maintain the land (see below) would still be required.

In addition to the above, whilst access and development on the land can be controlled, consideration should also be given to what level of maintenance and long term management of this area of “open space” would be appropriate.  In this regard a condition of the consent should be the submission of a management plan for the “open space” which would include details for the long term maintenance of the site in order to ensure that the land will effectively be maintained in perpetuity as open space, whilst balancing the need to permit some form of occasional maintenance and grass cutting.

Trees

No comments have been received from the Tree Officer in respect of this application, however, in the case of the last application, it was noted that the trees that are within or overhanging the site, along the boundary with 1 Tanfield Cottages are a medium sized Horse Chestnut, Sycamore, a very large mature Ash (mid way along the boundary) and a multi-stemmed Sycamore/Maple (in the corner overhanging West Street).  It was noted that the latter specimen has probably been stooled and will bring difficulties as it grows, and it is the opinion of the tree officer that its removal may be prudent. 

In relation to the Ash, it has been stated that it is not suitable for further protection by TPO being of poor form which will inevitably require pruning back repeatedly. It was advised by the tree officer that if consent was sought to fell it, it would be difficult to argue for its retention.  Nevertheless and given that it does have some amenity value, it is considered that the submissions in respect of conditions of this planning permission should consider scope for its retention as part of the scheme to landscape the development.

Further to the above and by way of condition, full details of landscaping scheme should be submitted including details of any trees to be retained on site and their means of protection during the course of development.  

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 ENV17 – Protection of Built and Historic Environment, ENV20 – Development in Conservation Areas, ENV27 – Design of New Developments, HOUS8 – Residential Development Criteria and TRAN10 – Parking, the proposed dwelling in terms of its siting, scale, massing, design and materials, parking and amenity considerations is considered to constitute an appropriate form of development that would have no unacceptable effects on the amenities of adjoining residential occupiers and would not adversely impact on the street scene, and would retain the essential open setting of the southern part of the application site, thereby preserving the character of this part of the Llantwit Major Conservation Area  and the setting of adjacent Listed Building. It would also be acceptable in terms of highway safety and amenity space provision.

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.
This consent shall relate to the site plan 744/PL01 received on the 28 October 2014 and the amended plans ref 744/PL02, 744/PL03, 744/PL04, 744/PL05 and 744/PL06 received on the 25 November 2014.


Reason:


To ensure a satisfactory form of development and for the avoidance of doubt as to the approved plans.

3.
Notwithstanding the submitted plans, the rear elevation of the garage (facing towards West Street) shall be finished in stonework, which shall be constructed in materials as approved under the requirements of conditions of this planning permission.


Reason:


In the interests of visual amenity and to ensure compliance with Policies ENV 20, ENV 27 and HOUS 8 of the UDP.

4.
The implemented drainage scheme for the site should ensure that all  foul and surface water discharges separately from the site and that land drainage run-off shall not discharge, either directly or indirectly, into the public sewerage system. 


Reason:


To prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment. and to comply with the terms of Policy ENV27 of the Unitary Development Plan.

5.
Full details of a scheme for the drainage of the site (to include a written declaration detailing the future responsibility for the adoption and maintenance of the system) shall be submitted to and approved in writing by the Local Planning Authority, prior to the commencement of development, and the approved scheme shall be fully implemented in accordance with the approved details and so maintained at all times thereafter. Within two months of the first beneficial occupation of the dwelling, as-built drawings of the drainage system shall be submitted to and approved in writing by the Local Planning Authority.


Reason:


To ensure the adequate drainage of the site and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

6.
No part of the development hereby approved shall be brought into beneficial use until such time as the parking area, including the  associated access and turning area, have been laid out in full accordance with the details shown on Drawing No. 744/PL02 and in accordance with samples of the proposed paving materials, which shall have first been submitted to and approved in writing by the Local Planning Authority and the parking, access and turning areas shall thereafter be so retained at all times to serve the development hereby approved.


Reason:


In the interests of highway safety, and to ensure compliance with the terms of Policy ENV27 and TRAN 10 of the Unitary Development Plan.

7.
Prior to their use, installation, or construction on site, further details of all windows, doors, glazed screens (including energy wall), gates, eaves and canopy to scales of 1:10, 1:20 (including cross sections) as appropriate,  shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved details.

Reason:


In the interests of visual amenity and the character and appearance of this part of the Llantwit Major Conservation Area and to ensure compliance with Policies ENV20 and  ENV27 of the Unitary Development Plan.

8.
All means of enclosure associated with the development hereby approved shall be in accordance with a scheme which shall first be submitted to and agreed in writing by the Local Planning Authority and the means of enclosure shall be implemented in accordance with the approved details prior to the dwelling being put into beneficial use.


Reason:


In the interests of visual amenity, neighbouring amenity  and the character and appearance of this part of the Llantwit Major Conservation Area and to ensure compliance with Policies ENV20 and  ENV27 of the Unitary Development Plan.

9.
Notwithstanding the details to be submitted and approved under Conditions 8 and 11, full details of a scheme for native hedge planting adjacent to the proposed stone retaining walling, to include the part eastern boundary of the site (adjacent to Plymouth House West) shall be submitted to and agreed in writing by the Local Planning Authority and such approved hedge planting shall be implemented on site as set out in Condition 12 of this consent and thereafter retained at all times as approved.


Reason:


In the interests of visual amenity, neighbouring amenity  and the character and appearance of this part of the Llantwit Major Conservation Area and to ensure compliance with Policies ENV20 and  ENV27 of the Unitary Development Plan.

10.
Prior to the commencement of development, details of the finished levels of the site and dwelling in relation to existing ground levels shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in full accordance with the approved details.


Reason:


To ensure that the visual amenities of the area are safeguarded, and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

11.
A landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority which shall include indications of all existing trees and hedgerows on the land and details of any to be retained, together with measures for their protection in the course of development.

Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

12.
All planting, seeding, turfing and hedge planting comprised in the approved details shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

13.
Prior to their use in the construction of the dwelling  hereby approved, details and samples of all external materials to be used 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:


In the interests of visual amenity and the character and appearance of this part of the Llantwit Major Conservation Area and to ensure compliance with Policies ENV20 and  ENV27 of the Unitary Development Plan.

14.
Prior to the construction of the new stone wall, details, including a sample panel of the proposed stonework (for the boundary wall and dwelling/garage) and detail of the mortar type and pointing, shall be submitted or made available on site for inspection and be approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


In the interests of visual amenity and the character and appearance of this part of the Llantwit Major Conservation Area and to ensure compliance with Policies ENV20 and  ENV27 of the Unitary Development Plan.

15.
A method statement for the repair and repointing of any of the stone boundary walls shall be submitted to and approved in writing by the Local Planning Authority and the stone walls shall be fully repaired/repointed as set out in the agreed method statement prior to the first beneficial occupation of the dwelling. 

Reason:


In the interests of visual amenity and the character and appearance of this part of the Llantwit Major Conservation Area and to ensure compliance with Policies ENV20 and  ENV27 of the Unitary Development Plan.

16.
The land hereby permitted to be used as residential curtilage in connection with the dwelling hereby approved shall be limited to the area shown edged in red on the attached plan. 


Reason :


For the avoidance of doubt and in order to effectively control the use of the land as residential curtilage in the interests of visual amenity and the character and appearance of this part of the Llantwit Major Conservation Area and to retain the open setting of the adjacent Listed Building and to ensure compliance with Policies ENV17, ENV20 and ENV27 of the Unitary Development Plan.

17.
The land edged in green on the attached plan shall remain undeveloped at all times and shall not be used as an extended residential curtilage for the approved dwelling. The land edged in green shall be maintained in strict accordance with a management plan which shall set out a maintenance regime for the land in perpetuity, which shall be submitted to and approved in writing by the Local Planning Authority and implemented on the first beneficial occupation of the dwelling. 


Reason:


In order to effectively control the use of the land undeveloped part of the site in the interests of visual amenity and the character and appearance of this part of the Llantwit Major Conservation Area and to retain the open setting of the adjacent Listed Building and to ensure compliance with Policies ENV17, ENV20 and ENV27 of the Unitary Development Plan.

18.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking and re-enacting that Order) the dwelling hereby approved shall not be extended or altered in any way without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

19.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking and re-enacting that Order) no building, structure or enclosure required for the purpose incidental to the enjoyment of a dwelling-house shall be constructed, erected or placed within the curtilage of the dwelling hereby approved without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

20.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 and the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Orders revoking or re-enacting those Orders), no gates, fences, walls or other means of enclosure, other than those approved under the terms of conditions attached to this permission, shall be erected, constructed or placed on the application site (including the area of land to the south of the curtilage approved by condition 15 of this planning permission) without the prior written consent of the Local Planning Authority.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

NOTE:
1.
Please note that this site lies within a Conservation Area.  Under the Town and Country Planning Act 1990 a person who wishes to carry out work to trees must give the Local Planning Authority six weeks notice in writing of their intentions.  Work to the trees must not be carried out during this period without permission, if you do you could be liable to prosecution.  You may also be required to plant a replacement tree.  There are exceptions to this rule and it would be advisable to check with the Local Planning Authority before undertaking works to trees within the Conservation Area.

2.
Where the work involves the creation of, or alteration to, an access to a highway the applicant must ensure that all works comply with the appropriate standards of the Council as Highway Authority.  For details of the relevant standards contact the Visible Services Division, The Vale of Glamorgan Council, The Alps, Wenvoe, Nr. Cardiff.  CF5 6AA.  Telephone 02920 673051.

3.
The applicant's/developer's attention is drawn to the Council's `Advisory Notes for Demolition and Construction Sites`, a copy of which is attached to this planning permission.

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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