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Mr. and Mrs. Steven Lewis, The Links, off Pen Y Lan Road, Aberthin, Cowbridge, Vale of Glamorgan., CF71 7HB

Don Mitchell Associates, 39, High Street, Cowbridge, Vale of Glamorgan., CF71 7AE

The Links, off Pen Y Lan Road, Aberthin
Demolition of existing bungalow, erection of one new five bedroom house 

SITE AND CONTEXT

The application site contains a large dormer bungalow within a large garden  located at the head of a private lane accessed off  Pen-Y-Lan Road. The dwelling sits in an elevated position above the adjacent dwellings where the levels fall from south-east to north-west. The dwelling falls within the Aberthin Settlement Boundary and abuts an agricultural field along its south-western boundary. The site also falls within the Upper Thaw Valley Special Landscape Area. 

DESCRIPTION OF DEVELOPMENT

This is a full application which seeks to demolish the existing dwelling and rebuild on the same footprint and to a very similar design  to the recently approved  scheme under application  2014/00986/FUL.

The alterations and extensions will create a more contemporary dwelling. 

The new build will ‘add’ to  the original dwelling in terms of:

•
Construction of a side extension in place of the garage to a width of 4.9 metres by a depth of 10.3 metres. The roof over will form a continuation of the raised ridge of the existing dwelling.

•
Provision of pitched roof glazed dormer over the extension on the front roof plane and a glazed first floor gable with balustrade on the rear elevation.

•
Construct a new gable front projecting wing (in place of existing smaller wing) to a maximum width of 8.5 metres and a further set back gable forming the new entrance. Both gables are glazed where the gables serve the first floor accommodation. Ridge heights of the gables are shown to match the main ridge.

•
Replacement of existing flat roof dormer by a new flat roof dormer 10.8 metres in length.

•
New flat roof dormer on side (south-west) facing roof plane. 

•
Provision of new roof over to an increase height of 0.4 metres to 6.6 metres and 6.8 metres from lower eternal floor level.

•
The finishes proposed will be white painted render and blue black slates and grey powder coated aluminium doors and windows and hardwood front door.

PLANNING HISTORY

2014/00896/FUL: alterations  and extensions to the bungalow to  create dormer bungalow approved: 17 September  2014

2014/01492/PND prior notification to  demolish the dwelling approved 7th January 2015.

CONSULTATIONS

Cowbridge with Llanblethian Town Council : no objection

Cowbridge Ward Members were consulted and no comments have been received to date. 

REPRESENTATIONS

The neighbouring properties were consulted and a site notice was also displayed on 6 January 2015. Comments from the occupier of The Corrie refer to assurance that height of new build will be no higher than the existing dwelling. 

REPORT

Planning Policies

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:

ENV 4 
Special Landscape Areas

ENV 27 
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) 

Technical Advice Notes 

No 12 - Design

Supplementary Planning Guidance

‘Amenity Standards’

Issues

Given that the dwelling falls within a defined settlement boundary, the main consideration is the impact of the new build dwelling and its altered design in comparison to the existing dwelling  and in relation to  impacts on the character of the existing dwelling, its wider impact on the adjacent countryside and the Special Landscape Area and impact on the amenities of nearby and adjoining occupiers. 

History: The scale, form and design  of the dwelling as now proposed reflects that already approved as alterations  and extensions to  the  existing  bungalow under application 2014/00896/FUL. There are minor changes to ground floor windows but otherwise the scheme remains essentially the same as approved as an extension/alteration. As a consequence the assessment of impacts made in respect of application  2014/00896/FUL is equally applicable to the current proposal to rebuild a dwelling. 

In summary;

Visual Impact

It is recognised that the  detailing  of the north-east elevation will increase the bulk and massing of the dwelling, the ridge will be slightly increased in height, the  replacement dwelling will still appear as a dormer bungalow but with dormers and first floor gables. The changes as a whole will result in a contemporary appearance to the dwelling. Materials and finishes are acceptable largely matching the existing.

Whilst the site adjoins the countryside and is in an elevated position it would not cause harm to the adjoining countryside or the special qualities of the Special Landscape Area and would not be readily visible from the public highway. 

Neighbour impact

The side extension (replacing the garage) will be no nearer than the existing dwelling, the additional massing as a result of the gable roof on the side extension would not  have any overbearing impact and would not result in the loss of privacy.

It is recognised that the proposed works will result in greater opportunities for overlooking from first floor level from the front and rear. However the adjacent dwellings which face the front (The Corrie) and rear (Brooklands) of the application dwelling are both in excess of 21 metres away and together with existing boundary screening, will not  result in any significant loss of privacy to adjacent occupiers.

The comments made by the owner of The Corrie are noted, however as the concerns relate to loss of view, this is not a valid planning consideration, whilst  also noting that the slightly increased ridge height would not adversely affect the amenities of adjoining occupiers to an unacceptable degree. 

Parking and Amenity Space

Whilst the proposal will result in the loss of the existing double garage, sufficient parking remains within the curtilage of the site to serve the extended dwelling.

Moreover the remaining garden area will be of sufficient size to serve the extended dwelling.
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 ENV 27 (Design of New Developments), ENV 4 (Special Landscape Areas) and TRAN 10 (Parking) of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, it is considered that the proposals are acceptable, by reason of their appropriate design, materials and scale, with no detrimental impact to the character of the area including the adjoining Special Landscape Area or the amenities of neighbouring occupiers. The proposals therefore comply with the relevant planning polices and supplementary planning guidance.

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 plans reference AS01,AS02,AL03, AL04 and AL05 and the Design and Access Statement received on 10th December 2014 and the development shall be carried out strictly in accordance with these details.


Reason:


To ensure a satisfactory form of development in the special landscape area, to safeguard neighbours privacy and amenity and to meet the requirements of polices ENV4 and ENV25.

3.
Prior to the commencement of development works for the construction of the dwelling, cross sections of the site and of the finished floor levels of the dwelling in relation to existing and proposed  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 amenities of the special landscape area are safeguarded, and to ensure the development accords with Policy ENV27 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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