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20, High Street, Penarth
Proposed alterations to existing dormer window and additional dormer window

SITE AND CONTEXT

The application site relates to No. 20, High Street, Penarth a terraced house situated in a wholly residential street scene situated amongst properties of similar scale, design and materials with views looking over Cardiff Bay. 
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The application seeks full planning permission for the enlargement of an existing pitched roof dormer and the addition of an extra dormer to the front elevation of No. 20

The existing dormer measures approximately 3.1m in height x 2.2m in width. The proposed dormer and alteration to the existing dormer will result in both dormers measuring 3.1m in height by 2.3m in width with a depth of 5.7m. Both dormers will be positioned 10cm up from the highest aspect of the eaves and will not exceed the highest part of the existing roof line. Both dormers will comprise of two window panels to the front elevation with glazing to the side elevations. The external tile finish will match the existing.

PLANNING HISTORY

2014/00959/FUL: 20, High Street, Penarth - Proposed alteration to existing dormer window and additional dormer window  - Refused 06/11/2014 

Appeal dismissed at adjacent No. 21 High Street for a flat roof dormer ref: APP/Z6950/A/14/2221111
CONSULTATIONS

Penarth Town Council were consulted on 21 November 2014, have responded stating that “the application should be approved”

St Augustines Ward members were consulted on 21 November 2014.  No response received to date

REPRESENTATIONS

The neighbouring properties were consulted on 21 November 2014.

No. 19, High Street, Penarth, have responded stating “no comments or objections to the above planning application”

REPORT

Planning Policies and Guidance

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 18 April 2005, and within which the following policies are of relevance:

ENV27 
- Design of New Developments

TRAN10 
- Parking

Planning Policy Wales (Edition 7, 2014) advises that where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications. It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.
In this case, the relevant material considerations are considered to be as follows:

National Planning Policy 

Planning Policy Wales (Edition 7, 2014) 

Issues

The primary issues in the consideration of this application relate to the impact the proposed development will have in relation to the wider street scene, the character of the existing dwelling and the effects on neighbouring properties.

Design and Visual Impact

The proposed dormers relate to the front elevation of the property and will therefore be visible from within the immediate street scene. It is considered that on balance the design and scale of the proposed is acceptable in relation to the scale, proportion and character of the existing property. The proposed alterations to the front facade of No.20 will not result in an overbearing form of development in relation to the existing roof slope nor will it result in an addition uncharacteristic of the existing street scene

The proposal will effectively replace the original, small scale dormer on the front elevation with two larger structures finished with side glazed panels and a ridge line higher up the roof profile. The proposed dormers are set off the eaves, ridge and either side of the roof it is considered that their size, and scale will be sympathetic to the traditional character of the original dormers as found on the house and near neighbours. It is considered that the additional dormer will provide a balanced roof profile that will improve and preserve the character of the existing dwelling. 

The property is one of around five others in the same block that currently retain the original pitched roof, gable fronted dormer window. No.18 High Street has an altered dormer, which is a larger hipped roof structure that sits centrally within the roof. Further afield, but still along High Street, there are other examples of front dormers of varying size and design albeit of an age that pre-dates current planning policy, guidance and legislation.  These include flat roofed structures, including one that sits on the eaves and straddles Nos. 15 and 16 High Street, plus another larger flat roof dormer that fills almost the whole of the roof on a property on the opposite side of High Street, an area which did not have any original front dormers.

The application site is not listed and it does not lie within the Penarth Conservation Area. As such the Council cannot control the loss of the original dormer. However, it can consider the size, scale and form of the replacement and the additional dormer which alters from the original roof facade considerably. It is noted an application for dormers was previously refused at the application site REF: 2014/00595/FUL, on the grounds that the proposal was not appropriate in terms of design and scale in context with the surrounding locality and would be an uncharacteristic form of development. It is considered that the proposed dormers are of a more sympathetic design and scale to those proposed in application REF; 2014/00595/FUL and relate more appropriately to the character of the existing dwelling and wider street scene. 

Impact on Neighbouring Properties
The proposed additional dormer with alterations to the existing will not cause an unacceptable degree of overbearing to neighbouring properties as the proposed alterations will not provide views at a level not already experienced. The proposed dormers are to the front facade of the property facing the road so will not affect rear garden privacy. 

There are existing dormers that have similar impacts on the visual amenities of the area, in particular, the flat roofed dormer opposite at 32 High Street. However, there is no record of any permission for this development, and, as such, it is not considered that this sets any precedent for the Council to approve the current application. However considering the proposal on its own merits, it is considered that the proposed dormers will not have a significant impact on the visual amenity of neighbouring properties or the residential street scene. 

Impact on Parking Provision

It is considered that there is suitable parking space at No.20 in relation to the site and therefore the application is in compliance with Policy TRAN10 Parking.

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 ENV27 Design of New Developments and TRAN10 Parking of The Vale of Glamorgan Adopted Unitary Development Plan 1996-2011 and the approved Supplementary Planning Guidance ‘Amenity Standards’. It is considered that the proposed development will not result in an uncharacteristic form of development in context with the surrounding area, the character of the existing property and will not result in a significant impact to the visual amenity neighbouring property. The proposal is therefore recommended approval.

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 only relate to the following plans, Drawing No. 1783.01 


received on 14 November 2014 and the development shall be carried out strictly in accordance with these details.


Reason:


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

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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