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Mr. Denis Evans, 5, Croft Lane, Southerndown, Vale of Glamorgan., CF32 0RT

Davies Evans Partnership, Kingsway House, Bank Buildings, Bridgend Industrial Estate, Bridgend., CF31 3SB

5, Croft Lane, Southerndown 
Variation of Condition 1 of planning approval 2009/00426/FUL

SITE AND CONTEXT

The application site is no. 5 Croft Lane, Southerndown, a large detached property that lies just off the head of a cul-de-sac that is accessed from Beach Road.  The site lies within the settlement boundary of the village, which runs tightly around the cul-de-sac as a whole.

The dwelling itself is a substantial two-storey property, with three pitched roof dormers on the front roof plane serving a third floor of accommodation.  It has been extended to the side to provide a large double garage and first floor accommodation above, with similar dormers to those on the main house.  The finishing materials are render with blockwork quoins, a slate roof and upvc glazing.

The dwelling is served by an extremely large terraced garden, stretching fully 70m from the side elevation of the house across a width of 24m.  It contains a large detached outbuilding approximately half way along, with ornate low level walling and pathways demarking the terraces.

Parking to serve the dwelling is in the large attached garage and on the driveway to the front and side of the house.

In terms of immediate context, Croft Lane comprises a varied mix of house types and sizes, with the application site located between a low level sunken bungalow and a more modern two-storey detached dwelling.

DESCRIPTION OF DEVELOPMENT

The application is to vary condition 1 of planning permission 2009/00426/FUL, which was for a granny annexe. Condition 1 required the development to be commenced within 5 years of the date of the permission being granted, therefore this application in effect seeks to renew the permission and proposes a new 5 year period to implement the development.

The development is as follows, as taken from the previous application:

The application is for a new garage and granny annexe extension, which would be linked to the existing garage at the side of the house.  The extension (attached to the existing garage by a small single storey link) measures 20m wide x a maximum of 9m deep, and is split into two distinct sections.  The section closest to the house measures 6.5m to the ridge and has three dormer extensions in the front and rear roof planes.  The secondary section is set down from this by approximately 0.5m and back from the front elevation by 0.7m, giving it a subservient form.

The extension would be of a similar design and character to the existing house, finished in render with blockwork quoins and a slate roof.

The accommodation to be provided comprises a double garage, living room and kitchen/dining room at ground floor, with two bedrooms, 2 bathrooms and a study at first floor within the roof.  The annexe is to be linked internally through to the existing house.

PLANNING HISTORY

2009/00426/FUL : 5, Croft Lane, Southerndown - Proposed garage and granny annex  - Approved 

2008/00534/FUL : 5, Croft Lane, Southerndown - Proposed garage and granny annex    - Withdrawn 

2006/01096/FUL : 5, Croft Lane, Southerndown - Proposed garages, granny annexe and swimming pool  - Withdrawn 

1993/00079 OGWR

1989/01237 OGWR

1989/00795 OGWR

1988/01659 OGWR

1987/00859 OGWR

CONSULTATIONS

1.
St. Brides Major Community Council- No objection.


2.
Local ward members- No representations received. 

REPRESENTATIONS

The neighbouring properties were consulted and a site notice was also displayed. No representations have been 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 ENV 5- GLAMORGAN HERITAGE COAST

· POLICY ENV 27 – DESIGN OF NEW DEVELOPMENTS

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.  

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 site remains within the settlement boundary of the village and within the Glamorgan Heritage Coast. It is therefore considered that the UDP policy context remains the same. Furthermore, the revisions to national policy have not materially changed in respect of this development since the last approval. It is, therefore, considered that the policy situation remains materially the same. The site’s physical characteristics have not materially changed since the last approval and although it is considered that the new dwelling at the adjacent number 4 does not have significant bearing on the acceptability of this annexe. The new dwelling at no. 4 is actually more prominent than the previous lower lying structure, therefore, the annexe would be viewed from the north against the backdrop of a bigger structure. It is therefore considered that the visual impact in the context of the Heritage Coast would be partially mitigated by the new dwelling at number 4.

Having regard to the above, ti is considered that the following assessment from the previous application remains relevant: 

“Whilst the proposed extension contains the full facilities that would be required to operate as a separate dwelling house, the layout plans indicate that it will be internally linked, albeit through the garage, and this can be conditioned to ensure that it remains as a single dwelling.

It is, therefore, considered that the proposed development should be treated as an extension to the dwelling, and that the main issue involved in it’s assessment is its scale, design, and form, and subsequent impact on the character of the dwelling and the wider street scene.  The proposal has also been assessed in terms of impact on neighbours, parking and remaining amenity space.

Scale, form and design.

In design terms alone, it is considered that the proposed development would have sufficient regard to the existing dwelling, in that it seeks to replicate the general character and appearance of the main house.  The proposed materials would match and the general proportions, roof planes and dormer extensions all reflect those on the existing building.  Therefore, in this respect, it is considered that the proposal is acceptable.

The existing dwelling holds a particularly prominent position towards the head of the cul-de-sac, and is the most striking building in the street scene when travelling along Croft Lane, however, the garage extension, which is set back 9m from the main frontage, is not readily visible until directly outside the site.  This development also has little impact from public views along footpaths to the south west and north. 

In respect of scale and massing, whilst the proposal remains a very large building, the development has been reduced substantially from both the original scheme and those proposed under applications 2006/01096/FUL and 2008/00534/FUL. The amendments to this application have resulted in the height of the building being reduced to that of the existing garage, and its length being reduced by approximately 5m.  Consequently, whereas the original proposal would have stepped up the roof line from the garages, the scheme would now continue the subservient form of the garages, albeit across a fairly substantial width. Furthermore, such is the scale and massing of the existing house, it is considered that the site can accommodate a relatively large annexe that would still appear as an appropriately proportioned ancillary wing.

In terms of siting relative to surrounding buildings, the extension would no longer project past the line of the rear elevation of the neighbouring dwelling at No. 4 and would, therefore, sit within the broad building lines around this part of the cul-de-sac.  As a result of this and the significant distance that it would be set back from the main front elevation, It is considered that from views along Croft Lane, the extension would not appear as unduly prominent or of a scale and form that would appear as incongruous within the street scene. 

The public footpath to the south west lies approximately 150m from the existing dwelling and the path to the north approximately 120m away.  Whilst the extension would be partially visible from points along these rights of way, it would be viewed against a backdrop of large buildings immediately beyond, and it is not considered that it would cause demonstrable harm to views of the wider built environment from these positions, or to the special qualities of the Heritage Coast

In conclusion, it is considered that, whilst the application proposes a very large annexe (in the context of what would normally be accommodated within a residential curtilage) such is the scale of the existing dwelling, the size of the garden and the siting relative to the existing street scene, on balance an extension of these proportions would not unacceptably impact upon the character of the existing dwelling or the wider area.

Impact on neighbours

There are no neighbouring properties directly to the rear of the proposed extension and it would be sited approximately 15-20m away from the neighbour at no. 4. It is, therefore, considered that there would not be any overbearing or un–neighbourly impact by virtue of it’s scale or siting.

The first floor windows within the extension would be sited approximately 20m away from the neighbouring property, however, it would not overlook habitable room windows on the existing dwelling or the replacement dwelling that has been approved (ref: 2007/01499/FUL).  It is therefore, considered that the proposed development is acceptable in terms of it’s impact on the residential amenities of neighbouring properties.

Parking 

The dwelling as extended would be served by 4 parking spaces within garages and several more on the driveway, all of which amount to a provision in excess of that which is required by the Council’s guidelines.

Amenity Space

Notwithstanding the overall footprint of the extension, the area of remaining garden would still comfortably exceed the standards set out in the Council’s Supplementary Planning Guidance.

Drainage

Whilst the concerns of the Community Council in respect of drainage are noted, Welsh Water have not provided any objection to the proposed development and it is, therefore, considered that there are not grounds to refuse the application in this respect.”

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 Policy ENV27 - The Design of New Developments, of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, it is considered that the proposal is acceptable in that the extension is of a scale, form and design that is compatible with the existing dwelling and the surrounding street scene, and would not adversely affect the amenities of the neighbouring properties.  The property would also continue to be served by an acceptable level of off street parking and amenity space.  It is therefore considered that the proposal accords with the above named Policy.

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 Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.

3.
The extension hereby approved shall only be used for ancillary accommodation to no. 5 Croft Lane, and not as an independent dwelling or for any other use whatsoever, and an internal link to the existing dwelling house, as shown on plan ref: 06:26:03C shall be maintained at all times.


Reason: 


In order to control the nature of the use of the annexe and to ensure compliance with Policies ENV 27 and HOUS 8 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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