2014/01299/FUL
Received on 13 November 2014

Mr. Alexander Easton, 11, Highwalls, 5B, Station Road, Dinas Powys, Vale of Glamorgan., CF64 4AG

Mr. Alexander Easton, 11, Highwalls, 5B, Station Road, Dinas Powys, Vale of Glamorgan., CF64 4AG

11, Highwalls Road, Dinas Powys
Cut back hedges, demolish wall in part and excavate soil to provide a car port for two vehicles. Build a rendered blockwork retaining wall and build a car port with Dutch Barn style roof and timber weatherboard elevations to the back and sides.

SITE AND CONTEXT

The application site comprises an existing detached dwellinghouse located on a corner of Highwalls Road close to the junction with Highwalls Avenue.  The property is located within the residential settlement boundary for Dinas Powys as defined in the Unitary Development Plan.  It also lies within the Dinas Powys Conservation Area. 

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the removal of hedgerow, demolish part of the existing boundary wall and construct a Dutch barn style car port structure.

The double car port would measure approximately 5.7 metres in depth, 8.8 metres in width with a 2.3 metre eave height and a maximum height of 3.6 metres when viewed from street level. The proposed car port would be finished in timber cladding and would allow parking for 2 cars, access into the property and a bicycle shed.

PLANNING HISTORY

2010/00788/FUL : 11, Highwalls Road, Dinas Powys - Demolishing an existing add on building and associated outbuildings and create a new two storey extension to Highwalls Road. To the rear a new conservatory and porch to be added to existing building.  - Approved 22 October 2010. 

1994/00252/TCA : 11, Highwalls Road, Dinas Powys - The felling of a willow tree  - Approved 14 April 1994.

1983/00513/FUL : 11, Highwalls Road, Dinas Powys - Lounge extension, residential  - Approved 26 July 1983. 

CONSULTATIONS

Dinas Powys Community Council were consulted on 18 November 2014.
 A response received on 16 December 2014 states that the Community Council strongly object to the proposal.

Dinas Powys Ward Members were consulted on 18 November 2014. No response was received at the time of writing this report.

REPRESENTATIONS

The neighbouring properties were consulted on 18 November 2014, a site notice was also displayed on 19 November 2014 and the application was also advertised in the press on 27 November 2014. 1 letter of representation has been received from 1st Dinas Powis Scout Group who whilst have concerns regarding the application do support it. The letter also suggests No 9 and 11 Highwalls Road be removed from the Dinas Powys Conservation Area given that the scout building nor the proposed works contribute to it, the hedges being cut should be subject to the relevant preservation regulations and the 1.8m timber fence on the common boundary should be reinstated where affected.

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:

Policies:

POLICY ENV 17 
– PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

POLICY ENV 20 
– DEVELOPMENT IN CONSERVATION AREAS

POLICY ENV 21 
– DEMOLITION IN CONSERVATION AREAS 

POLICY ENV 27 
– DESIGN OF NEW DEVELOPMENTS

POLICY TRAN 10 
– 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.

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 

· Dinas Powys Conservation Area Appraisal and Management Plan

Issues

During the course of the application amended plans were submitted reducing the scale of the proposed car port, these plans form the basis of this report.

In assessing the proposal against the above policies and guidance it is considered that the principal issue is the likely impact on this part of the Dinas Powys Conservation Area.  Other considerations include residential and neighbouring amenity and highway safety.

Design and Impact on the Conservation Area

As already noted the site lies within the Dinas Powys Conservation Area.  The Dinas Powys Conservation Area Appraisal identifies the property as a ‘Positive Building’ within the Conservation Area.  Such buildings are unlisted buildings which are considered to make a positive contribution to the character of the Conservation Area. The house is a relatively large scale property located on a prominent corner opposite the Ebenezer Presbyterian Church.

The appraisal identifies the loss of stone boundary walls and introduction of off road parking as one of the negative factors which serve to diminish its character and setting. It states ‘stone boundary walls, hedges and railings’ which enhance the character of the conservation area should be retained. 

Policy ENV20 of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011 (UDP) refers to Development in Conservation Areas requires new development to preserve or enhance the character of the conservation area.  The proposal needs to reflect the scale, design, layout, character, materials and setting of those buildings that establish the character of the area.

In addition to Policies ENV20, Policy ENV21 of the Unitary Development Plan relates to demolition, which includes preserving boundary walls where they make an important visual contribution to the street scene.

The proposal looks to remove hedges and a stone boundary wall and add a significant building to a garden area serving an identified positive building on a prominent plot. The existing wall is a good example of a low level stone wall, characteristic of the Dinas Powys Conservation Area that adds positively to the setting of the conservation area. The removal of both the length of wall and hedge would result in a loss of positive features, this is considered not to preserve or enhance the character of the conservation area.

Whilst planning policy encourages creative design, the introduction of a structure of a relatively rural appearance within the village setting and conservation area in such a prominent position would be out of keeping. The proposal is therefore not considered to enhance or preserve the wider Conservation Area or the host building and to be contrary to policy ENV20 paragraph 3.4.79 states:
‘Architectural detail within Conservation Areas is very important. It can often mean the difference between a visually acceptable addition to the street scene and an inappropriate form of development, which significantly detracts from the character of the area.’

The proposed barn like car port structure whilst having been reduced in scale still amounts to a fairly large alien structure, with no historic precedent in this part of the conservation area. The scale, design and finish is not visible within nor characteristic of the Dinas Powys Conservation area and does not respect the character and design of the host property or the wider conservation area. Thus it is considered that the development would be detrimental to the amenity and character of the setting of the existing dwelling and wider area contrary to paragraph 2.6 of TAN12 on Design that states:-

“Design which is inappropriate in its context, or which fails to grasp opportunities to enhance the character, quality and function of an area, should not be accepted, as these have detrimental effects on existing communities.”

There are a number of hedges located on the boundary of the application site that serve to provide a degree of screening from the wider vicinity and add to the setting and character of the conservation area. The removal of these hedges are considered to harm the setting of the conservation area and further amplify the impact of the proposal in the wider context of the streetscene.

Overall therefore, it is considered that the proposal represents an unsympathetic addition in the curtilage of a dwelling in a prominent location that provides a positive contribution to the character of the Dinas Powys Conservation Area. Given the above, the current proposal is considered to constitute poor design representing insensitive and inappropriate development which fails to either preserve or enhance the character of Dinas Powys Conservation Area whilst also failing to reflect the character of this positive building. Therefore such a proposal is considered to be contrary to policies ENV20 criteria (i) and (iv) and ENV27 including criteria (i) and (iv) of the Unitary Development Plan.
Neighbouring amenity

As regards the impact on neighbours, the proposal would be located approximately 12 metres from the nearest neighbours to the front, over 20 metres from neighbours to the rear and 2.5 metres from the scout hall located to the south of the site. Given the scale and distance to the neighbouring properties, it is considered that the proposal would not be overbearing or unneighbourly to an extent that could warrant refusal of planning permission.

Residential Amenity

In order to achieve the appropriate provision of amenity space in residential developments, the Council has adopted Supplementary Planning Guidance on Amenity Standards, within which Policy 2, in particular, states that “the Council will ensure that useable, adequate and appropriate private amenity space is provided as part of residential development”. The supporting text to this policy states that “The provision of adequate and usable private amenity space is extremely important to meet the requirements of residents for functional and relaxation space”. 

The SPG 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.

Based on the floorspace of the existing dwelling there would be a small shortfall of amenity space for the existing house, the proposal would result in a further loss of approximately 50 sq metres. Whilst there is a degree of flexibility in relation to the Council accepting a slight shortfall in the provision of amenity space, it is considered that a further shortfall of amenity space at this site together with the impact on the conservation area and other issues discussed below further amplifies the unacceptable scale and nature of the development.

Highways

On the issue of highway safety it is noted that the Council’s Highway Engineer has not commented on the application, however the proposed car port would be located close to a busy junction with no vision splay for vehicles exiting the site, the proposal is therefore considered to result in harm to highway safety. Given that new development should serve to improve highway and pedestrian safety rather than exacerbate matters, the proposal is considered contrary to criteria (ii) and (iv) of Policy ENV27.

As a result, the proposed development is considered to be overdevelopment of the site, that neither preserves or enhances the character of the Dinas Powys Conservation Area, adversely impacts highway safety and results in a loss of useable amenity space serving the dwelling.

CONCLUSION

The decision to refuse 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 the Built and Historic Environment, ENV20-Development in Conservation Areas, ENV21-Demolition in Conservation Area, ENV27-Design of New Developments, TRAN10-Parkiing, Supplementary Planning Guidance on Amenity Standards and the Dinas Powys Conservation Area Appraisal and Management Plan; and national guidance contained in Planning Policy Wales and TAN12-Design, it is considered that the proposal represents an unacceptable development that will result in the loss of historic features and alterations that neither preserves nor enhances the character and appearance of this part of the Dinas Powys Conservation Area and results in a detriment to  Highway and Pedestrian Safety.
RECOMMENDATION – OFFICER DELEGATED 

REFUSE (W.R.)

1.
It is considered that the proposal represents an unacceptable development that will result in the loss of historic features and alterations that neither preserve nor enhance the character and appearance of this part of the Dinas Powys Conservation Area. The proposal also results in a development with inadequate visibility for vehicles manoeuvring out of the site and as a result represents a danger to the detriment of Highway and Pedestrian Safety. The proposal would be contrary to Policies ENV17-Protection of the Built and Historic Environment, ENV20-Development in Conservation Areas, ENV21-Demolition in Conservation Area, ENV27-Design of New Developments, TRAN10-Parking of the Vale of Glamorgan adopted Unitary Development Plan 1996-2011, Supplementary Planning Guidance on Amenity Standards and the Dinas Powys Conservation Area Appraisal and Management Plan; and national guidance contained in Planning Policy Wales and TAN12-Design.
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