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Pear Tree Cottage, Marcross
New timber framed holiday cottage in garden of pear tree cottage

SITE AND CONTEXT

The application site is land at Pear Cottage, Marcross, which is a modestly scaled dormer bungalow in the countryside.

The site lies between St. John’s Bungalow and the listed Holy Trinity Church and is adjoined to the rear by countryside.  Opposite lies the small close of dwellings known as Church View.  The dwelling does not lie within any defined settlement boundary, and lies within the Glamorgan Heritage Coast.

There is a vehicular access directly from the main highway at the front of the site, located at the right hand corner adjacent to the boundary with the Church, with the rest of the frontage of the dwelling being enclosed to the front by a stone wall.

DESCRIPTION OF DEVELOPMENT

The application proposes the erection of a detached two storey wooden framed holiday let building to the south of the existing dwelling. The proposed building would have a footprint of 6 metres in width and 9 metres in depth, with a ridge height of 5.5 metres. Plans and elevations of the proposed building are shown below:
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Block plan showing position of proposed holiday let adjacent to existing dwelling.
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Front and side elevations (above) and rear and side elevations (below)
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PLANNING HISTORY

2013/00388/FUL : Pear Tree Cottage, Marcross - Alterations and sub division of premises for creation of self contained holiday cottage  - Approved 

2009/00841/OUT : Land at Pear Tree Cottage, Marcross - Erection of 1 no. dwelling (outline) - resubmission of application 2008/01532/OUT  - Refused 

2008/01532/OUT : Land at Pear Tree Cottage, Marcross - Erection of 1 no. detached dwelling (outline)  - Refused 

1988/01314/OUT : Land adjacent to Pear Tree Cottage, Marcross. Site of former bungalow cafe. - Two storey residential property and garage.  - Refused 

CONSULTATIONS

St. Donats Community Council was consulted although no comments had been received at the time of writing this report.

Llantwit Major Ward members were consulted although no comments had been received at the time of writing this report. 


Glamorgan Gwent Archaeological Trust provided comments on tha application noting the potential that ‘archaeological features of some significance may be revealed during the construction work.’ As such they request that a condition requiring a scheme of archaeological works to be agreed prior to the commencement of development on the site.

Natural Resources Wales was consulted with regard to the application and provided comments with regard to the use of septic tank, indicating that as the site benefits from connected sewerage maintained by Dwr Cymru Welsh Water, the applicant should be seeking to connect to sewerage system before consideration of non-mains foul disposal.

REPRESENTATIONS

The neighbouring properties were consulted on 17 December 2014 and a site notice displayed on 06 January 2015 although no comments had been received at the time of writing this report.

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:

· ENV1 - DEVELOPMENT IN THE COUNTRYSIDE

· ENV5 – GLAMORGAN HERITAGE COAST

· ENV17 - PROTECTION OF THE BUILT AND HISTORIC ENVIRONMENT

· ENV27 - DESIGN OF NEW DEVELOPMENTS

· TOUR4 – CARAVAN, CHALET AND TENT SITES

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.

4.2.4 A plan-led approach is the most effective way to secure sustainable development through the planning system and it is important that plans are adopted and kept regularly under review (see Chapter 2). Legislation secures a presumption in favour of development in accordance with the development plan for the area unless material considerations indicate otherwise (see 3.1.2). Where:

• there is no adopted development plan (see 2.6) or 
• relevant development plan policies are considered outdated or superseded (see 2.7) or
• where there are no relevant policies (see 2.7)

There is a presumption in favour of proposals in accordance with the key principles (see 4.3) and key policy objectives (see 4.4) of sustainable development in the planning system. In doing so, proposals should seek to balance and integrate these objectives to maximise sustainable development outcomes (see Figure 4.1).

4.2.5 In taking decisions on individual planning applications it is the responsibility of the decision-maker to judge whether this is the case using all available evidence, taking into account the key principles (see 4.3) and key policy objectives (see 4.4) of planning for sustainable development. In such cases the local planning authority must clearly state the reasons for the decision.

4.7.8 Development in the countryside should be located within and adjoining those settlements where it can be best be accommodated in terms of infrastructure, access and habitat and landscape conservation. Infilling or minor extensions to existing settlements may be acceptable, in particular where it meets a local need for affordable housing, but new building in the open countryside away from existing settlements or areas allocated for development in development plans must continue to be strictly controlled. All new development should respect the character of the surrounding area and should be of appropriate scale and design.

4.11.2 Good design can protect and enhance environmental quality, consider the impact of climate change on generations to come, help to attract business and investment, promote social inclusion and improve the quality of life. Meeting the objectives of good design should be the aim of all those involved in the development process and applied to all development proposals, at all scales, from the construction or alteration of individual buildings to larger development proposals.

4.11.9 The visual appearance of proposed development, its scale and its relationship to its surroundings and context are material planning considerations. Local planning authorities should reject poor building and contextual designs. However, they should not attempt to impose a particular architectural taste or style arbitrarily and should avoid inhibiting opportunities for innovative design solutions.

Chapter 5 of PPW sets out the Welsh Government guidance for Conserving and Improving Natural Heritage and the Coast.  

5.7.4 Policies should aim to protect or enhance the character and landscape of the undeveloped coastline. Planning policies to be pursued in Heritage Coast areas should be incorporated in development plans. Designation as a heritage coast does not directly affect the status of the area in planning terms. However, the features which contributed to the designation of such areas may be important in formulating planning polices or making development management decisions.
Chapter 11 of PPW is also of relevance in relation to Tourism, Sport and Recreation:

11.1.6 Much of the existing provision of facilities and accommodation for tourism occurs in urban locations, including historic and coastal towns. In some places there may be a need to limit new development to avoid damage to the environment (for example in undeveloped coastal areas4), or to the amenity of residents and visitors. In others there will be scope to develop well-designed tourist facilities so as to help bring about regeneration, particularly of former industrial areas.

11.1.7 In rural areas, tourism-related development is an essential element in providing for a healthy, diverse, local and national economy. It can contribute to the provision and maintenance of facilities for local communities. Here too development should be sympathetic in nature and scale to the local environment and to the needs of visitors and the local community.

11.1.9 Development for tourism, sport and leisure uses should, where appropriate, be located on previously developed land. The sensitive refurbishment and re-use of historic buildings presents particular opportunities for tourism and leisure facilities. The Wales Cultural Tourism Strategy 2003
stresses the importance of a high quality built environment and the sensitive conservation and conversion of historic and vernacular buildings (Chapter 6).

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 (2014)

Paragraph 5.8.1 The special qualities of the rural landscape and coastline of Wales should be recognised. The qualities should be enhanced through conservation of the character of the countryside and by achieving quality in new development. 

Paragraph 5.8.2 Design is relevant to rural settlements, urban fringe, steep sided valleys, mountain top plateaus and broad agricultural areas vary significantly. Policies and guidance should take account of the need to steer activity to avoid negative impact on distinctive rural landscapes and the best agricultural land and to conserve and enhance diversity of species and habitats. Managing change by means of a landscape strategy based on a thorough landscape assessment is one means of safeguarding a rural sense of place. This should analyse key issues and put forward guidelines for design themes, palettes of materials, and briefs for specific sites.
· Technical Advice Note 13 – Tourism (1997)

Para 15- The planning system can respond to changes in tourism without compromising policies to safeguard the countryside and, in exceptional cases, holiday occupancy conditions can reconcile these two objectives.  Conversions of redundant buildings into holiday accommodation where conversion to residential dwellings would not be permitted may reduce the pressure on other housing in rural areas. Such permissions may be granted with a condition specifying use as holiday accommodation only.  A holiday occupancy condition would seem more appropriate than a seasonal occupancy condition where the need is to reduce pressure on local services.  Authorities should continue to use seasonal occupancy conditions to prevent the permanent residential use of accommodation which, by the character of its construction or design, is unsuitable for continuous occupation especially in the winter months.  Seasonal occupancy conditions may also be appropriate to protect the local environment, for example where the site is near a habitat which requires protection at particular times of the year. 

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:

· Sustainable Development
· Amenity Standards |
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).’
Issues

The principle of the development

A new dwelling has twice been refused within the site, given the countryside location, the associated visual impact, sustainability issues and impact on the setting of the church. However, permission was granted for the erection of an extension to and subdivision of the existing dwelling to accommodate a holiday let under application 2013/00388/FUL.

The application differs from the previous permission in that the proposal is for a self-contained holiday-let unit adjacent to the existing dwellinghouse and not a holiday let contained within an extension to the existing building as previously permitted. As noted previously a new dwelling in this location would be contrary to adopted UDP policy however, it is considered that the policy context of a holiday let unit is materially different in terms of the principle of the use.

Whilst located away from established settlements (as defined by Policy HOUS 2 of the UDP), tourism uses may necessarily require a rural location to support the rural economy and offer a choice of such accommodation throughout the Vale. It is considered that this does not undermine or contradict sustainability aims and the principle of resisting permanent dwellings in such locations.

Unlike the previous permission the proposal does not relate to the extension and subdivision of an existing building to meet tourism need in rural areas, as supported with Planning Policy Wales. As such it is necessary to assess the material differences between the current proposals and that previously approved. 

Visual impact

Policy ENV1 of the Development Plan restricts forms of development to that which is essential for agriculture, forestry or  other enterprise, appropriate recreational facilities, the re-use of buildings to assist the diversification of the rural economy. Policy ENV5 of the UDP states that ‘the special environmental qualities of the Vale of Glamorgan Heritage Coast will be conserved and enhanced’, and priority given to agriculture, landscape and nature conservation. Policy ENV27 is a criteria based policy that relates to the design of new development indicating that it should have full regard to the context of local natural and built environment. In particular criteria i) is of relevance requiring new development to complement or enhance the local character of buildings and open spaces.

As noted the previous permission related to the provision of holiday let accommodation within an extension to the main dwelling which was considered to be modest in size and designed to reflect the design and character of the existing house. The current proposal however is for a new stand-alone building between the existing dwelling and the neighbouring garage at St Johns Bungalow to the west. The size of the building would be significantly more substantial in terms of its scale compared to the extension, with a gable fronting onto the highway and being set approximately 1 metre forward of the existing dwelling. 

As can be seen from the planning history there has been a history of refusals for the erection of new dwellings on this site, although it is acknowledged that these refusals relate to the erection of new dwellings to the north of the building. Notwithstanding this it is considered that there are a number of salient issues that relate both to the erection of a building on this site and that previously refused. As noted previously, while there are other dwellings in the vicinity of the application site these are positioned in a random and well spaced layout that does not create a consistent pattern of development or built frontage on this side of the highway, with large visual breaks maintained between buildings. The most recently approved submission 2013/00388/FUL, whilst for holiday let accommodation proposed the extension of the existing dwelling and maintained a significant gap of approximately 10 metres between the proposals and the boundary with St Johns Bungalow to the south-west. Whilst it is noted that there is an existing outbuilding to the rear of the site, this is a modest and low lying single storey structure set significantly back from the frontage of the site that does not fundamentally impact upon views through the site, maintaining the large visual break between properties and the rural aesthetic of the site and its surroundings.

The proposed two storey structure would largely fill this gap and would be situated further forward than the existing dwelling. The new building would be highly prominent within the street scene and would add substantially to the cumulative impact of buildings on this side of the road, at odds with the sporadic and loose form of development noted previously. Given the substantial increase in the level of development within this gap in the frontage it is considered that the proposals would detract from the sense of openness and rural character of the Heritage Coast and would erode views of the countryside that permeate through the buildings in this group. Given the size of the proposed building and the physically constrained nature of the site, it is considered that the proposals represent an unacceptably cramped form of development in this context that would cause unacceptable detriment to the character of the wider area. Furthermore the proposed building would be finished in a treated larch finish which would be at odds with the prevalent finishes of render and stone evident within the immediate vicinity (as noted within the submitted Design and Access Statement), which would further exacerbate the issues raised previously. As such it is considered that the proposals fail to either complement or enhance the character of the hamlet of Marcross and the wide Vale of Glamorgan Heritage Coast at odds with policies ENV5 and ENV27 of the Development Plan.

Indeed these sentiments are echoed by the Inspector with regard to the appeal relating to the dismissal of the appeal for a dwelling to the north-eastern end of the site under application 2009/00481/OUT. The Inspector stated that ‘the small scale, loose-knit linear form and pronounced rural context of Marcross all contribute to the character and identity of the hamlet. The intermittent spacing of individual properties and small groups creates a clear interrelationship between the built elements of the hamlet and the open countryside which surrounds and permeates it. I consider that the appeal site contributes to the loose-knit rural character of the hamlet, even though it currently forms part of the garden area of Pear Tree Cottage and has small scale incidental buildings upon it. In my view the erection on it of a dwelling, even with any first floor accommodation assimilated within the natural plane of the roof slope (my emphasis)…. would result in a building of significantly greater bulk and prominence profile than exists at present between Pear Tree Cottage and the church, materially reducing the openness of the space between these two between these two buildings and so eroding the spacing of dwellings and the rural character within the hamlet.’

It is acknowledged that the above appeal relates to the erection of a building to the north-east of the dwelling although it clearly indicates the sensitivities of the hamlet and the detriment that inappropriate development, including the filling of gaps in the frontage and introduction of buildings of this scale, would have upon the hamlet and the wider Glamorgan Heritage Coast. As such it is considered that the findings of the Inspector are directly relevant to this application.

With regard to the provision of tourist accommodation, paragraphs 11.1.6 and 11.1.7 of Planning Policy Wales (edition 7, 2014) indicates that: 

Much of the existing provision of facilities and accommodation for tourism occurs in urban locations, including historic and coastal towns. In some places there may be a need to limit new development to avoid damage to the environment (for example in undeveloped coastal areas4), or to the amenity of residents and visitors. In others there will be scope to develop well-designed tourist facilities so as to help bring about regeneration, particularly of former industrial areas.

In rural areas, tourism-related development is an essential element in providing for a healthy, diverse, local and national economy. It can contribute to the provision and maintenance of facilities for local communities. Here too development should be sympathetic in nature and scale to the local environment and to the needs of visitors and the local community.

As aforementioned it is not considered that the proposals are well designed or sympathetic within their environment and would impact negatively upon the character of the undeveloped coastal area of the Vale of Glamorgan Heritage coast. Whilst therefore it is acknowledged that there is no objection in principle to the provision of holiday let accommodation, it is considered that the erection of a building of this scale, in the proposed location would be at odds with policies ENV5 and ENV27 of the Development Plan and the advice contained within Planning Policy Wales. It is considered that provision of such accommodation can be achieved in significantly less harmful ways than that proposed under the current application through the addition an extension to the existing dwelling (as per 2013/00388/FUL) or conversion of suitable rural buildings maintaining a high quality built environment as noted in paragraph 11.1.9 which states that:

Development for tourism, sport and leisure uses should, where appropriate, be located on previously developed land. The sensitive refurbishment and re-use of historic buildings presents particular opportunities for tourism and leisure facilities. The Wales Cultural Tourism Strategy 2003 stresses the importance of a high quality built environment and the sensitive conservation and conversion of historic and vernacular buildings (Chapter 6).

Although predominantly relating to new housing development in the countryside, paragraph 9.2.22 of PPW is also considered to be of relevance in stating that: 

Many parts of the countryside have isolated groups of dwellings. Sensitive filling in of small gaps, or minor extensions to such groups, in particular for affordable housing to meet local need, may be acceptable, but much depends upon the character of the surroundings, the pattern of development in the area and the accessibility to main towns and villages.

Whilst it is acknowledged that the proposals do not result in the provision of permanent residential accommodation, the proposals have the appearance of a dwelling in terms of their scale and design. It is considered that the proposals would clearly be at odds with the character of surroundings and pattern of development as advocated by this section of PPW.

In addition whilst Policy TOUR4 of the UDP relates to caravan, chalet and tent sites, it is also considered to be relevant to this application, insofar as that Policy provides criteria to assess the impact of tourism developments. The proposed building is not dissimilar in character to a very large chalet and it is considered that TOUR4 is wholly relevant to the assessment of it. This policy states that such developments will not be permitted within the coastal zone but notwithstanding this, it is considered that the building would conflict with criteria (i) and (ii) in that it would adversely impact upon the character of the area.

In terms of the alterations to the boundary wall, while concern was initially raised by the local planning authority with proposals for similar as part of application 2009/00841/OUT, the appeal inspector concluded that such alterations would not, subject to a condition, unacceptably impact upon the character of the area. This is material to the assessment of this proposal although it is noted that the extent of the wall proposed to be removed under the current application is larger than that proposed under previous consents and considered to be acceptable by the Inspector, in this instance resulting in the loss of approximately 11 metres of stone wall. The majority of the stone wall would remain along the frontage and it should be noted that other properties in the area are similarly served by parking areas that are accessed directly front the highway, with breaks in the stone wall. If the application was considered acceptable in all other regards it is considered that this could be controlled by condition.

Overall therefore, it is considered that the proposals would be at odds with the provisions of policies ENV5, ENV27 and TOUR4 the adopted Development Plan and advice contained within Planning Policy Wales (edition 7) paragraphs 4.7.8, 4.11.2, 4.11.9, 11.1.7 and 11.1.9 and Technical Advice Notes 12: Design and 13: Tourism and as such is not considered to be acceptable.

Highway safety

No representations have been received from the Council’s Highways Engineer, although as previously it is considered that while there is not a turning area provided, the road is very lightly trafficked and that reversing movements out onto the highway would not unacceptably impact upon highway safety. As noted above, other properties are served by similar parking arrangements and there is no evidence that those arrangements in those cases have resulted in highway safety problems.

At least two parking spaces would be provided, which are considered acceptable in number to meet the parking needs of the unit. Parking arrangements and access for the existing house will remain unchanged.

Amenity space

The independent holiday let would benefit from an independent although small area of amenity space to the rear. Although noting its small size given that the proposals do not relate to permanent residential accommodation, it is considered that sufficient amenity space would be retained to meet the needs of the holiday let unit and sufficient would remain to serve the dwelling, in accordance with the Council’s SPG. As previously the provision of new means of enclosure to delineate between the two units can be controlled adequately by condition.

Drainage

Comments have been provided by Natural Resources Wales with regard to the use of a septic tank, indicating that the site lies within the DCWW sewage catchment and as such they indicate that the applicant should explore the possibility of connecting to the foul sewer before considering non mains drainage, Noting the above, it is considered that if the application was considered to be acceptable in all other regards that the LPA would have entered into discussion with the applicant in this matter, although noting the aforementioned issues it was not considered appropriate in this instance.

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.

RECOMMENDATION

REFUSE (W.R.)

1.
By reason of the size and siting of the building, the loose knit pattern of development in the area and the rural context of the site, the proposal building would detract from the visual amenities of the hamlet of Marcross and the undeveloped, unspoilt rural character of the surrounding countryside, including the Heritage Coast, contrary to Policies ENV1 – Development in the Countryside; ENV5 – Glamorgan Heritage Coast; ENV27 – Design of New Developments; TOUR4 - Caravan, Chalet and Tent sites; and Strategic Policies 1 & 2 – The Environment; and 8 – Transportation of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Sustainable Development and Design in the Landscape; and national guidance contained in Planning Policy Wales (edition 7) and the Technical Advice Notes 12 and 13.
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