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Mr. M. and Mrs. J. Mordecai, The Stables,, Treoes,, Vale of Glamorgan., CF35 5D4

Anderson & Associates, 39, High Street,, Cowbridge,, Vale of Glamorgan., CF71 7AE

The Stables, Treoes
Extension to the existing bungalow providing living accommodation of an open plan, small lounge/dining/kitchen and en-suite, for the parents of the applicants within the existing front yard

SITE AND CONTEXT

Situated within the village of Treoes, the application site comprises a semi-detached, single-storey residential property, which although is a separate dwelling, would once have formed part the larger Ty-Phillips Farm site. There is an open concrete yard and traditional stone barn to the front of the dwelling. The yard currently serves partially as amenity space and also appears to be used for the parking of vehicles.

Attached is the two-storey dwelling, Ty-Phillips Farm, and to the rear of the site are the concrete yard and farm buildings of Ty-Phillips Farm, which are served by an access to the main road via the side of The Stables. Although the scale and form are suggestive of a former use associated with the Farm, the brickwork, smooth render and stone cladding give the dwelling itself a more modern and suburban appearance.

DESCRIPTION OF DEVELOPMENT

The application proposes a new single storey extension to the front elevation. The proposed extension would extend into the front yard by 5.65m, would be 4.8m in width, and would match the eaves and ridge heights of the existing dwelling. The extension would provide a new kitchen and dining room and have an internal access to the existing dwelling.

The proposed extension is illustrated in the following plan extracts:
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The proposed finishes would consist of matching roof tiles, stone cladding, smooth render and upvc glazing.

PLANNING HISTORY

1997/00296/FUL: Ty Phillip Farm, Treoes, Nr. Bridgend - Two storey extension - Approved 23/05/1997

1984/00285/FUL: Ty Phillip Farm, Treoes, Llangan - Change of use from barn to general stores and Post Office - Approved 17/05/1984

CONSULTATIONS

1. Llandow Community Council was consulted on 27th January 2015. No response has been received to date.

2. The Llandow-Ewenny ward Councillors were consulted on 27th January 2015. No response has been received to date.

REPRESENTATIONS

The neighbouring properties were consulted on 27th January 2015. An objection was received from J Mordecai on the grounds that the extension encroached on land not solely owned by the applicant.

The neighbouring properties were re-consulted on 23rd April 2015 following the submission of amended plans to alter the footprint of the extension, which no longer appears to be outside the application site. A further objection was received from J Mordecai on the grounds that the proposed access and parking arrangements would be a safety hazard.
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:

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.

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.  

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)

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 

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).’
The guidance provided in Paragraph 4.2 of PPW is noted above.  
Issues

The main issues to consider in the determination of this application relate to the visual impact of the proposed extension to the character of the property and the street scene, as well as any impact to the residential amenities of the neighbouring properties. Potential impacts on parking and amenity space will also be considered.

Design and Visual Impact

The application proposes a single storey extension to the front elevation. The site, although situated within Ty-Phillips Farm, sits naturally within the Treoes settlement boundary. The surrounding outlook is a mixture of more traditional stone built houses, and other more modern detached and semi-detached development. The Stables, along with Ty Phillips farm house, is set back from the main road and does not form a prominent part of the street scene.

The scale of the proposed extension is modest size in comparison to the existing dwelling, and is proposed to match it in terms of the eaves and ridge heights. The extension would have a similar roof form and would be finished with materials to match the existing dwelling.

In terms of the design, whilst rear extensions would often be preferred, the boundary of The Stables terminates adjacent to the rear elevation. Instead, the property has a substantial front yard, and is set back approximately 18m from the street. Although the proposed extension is located on the front elevation, the distance from the street, and existence of a barn between the dwelling and the street, reduces its visual impact on the street scene. The external detailing and proposed materials would suitably blend with the existing dwelling, and as such, the proposal is considered to accord with Policy ENV27 of the Unitary Development Plan.
Neighbouring and Residential Impact
In relation to the neighbouring impact, the proposed extension is considered to be acceptable, and not result in any overbearing impact or loss of privacy to neighbouring properties. The proposed extension would be set approximately 4m away from the wall currently serving as the boundary between The Stables and Ty Phillips Farm. A much higher degree of separation exists between The Stables and Clifton House to the west of the site, this due to the distance and presence of a vehicular access between them. At a single storey height, the proposed fenestration would cause no loss of privacy to neighbours.

Parking
The proposal would provide additional kitchen and dining facilities to the dwelling and therefore no increase in parking demand is identified as a result of the proposal. The property is served by an existing vehicular access to Ty Phillips Farm, which would remain unaltered. To the front is an open concreted yard, and although the proposed extension would erode some of the available space, there would remain ample provision for the parking of at least two vehicles, if not more. 

An objection was received on the grounds that the development would, due to revised parking arrangements, cause a danger both to children who may be using the road and/or yard as a play area; and to the vehicular traffic to and from the farm. The primary ostensible function of the section of yard outside the red line boundary of the application site is for use as a vehicular access, rather than as amenity space.

It is noted that some conflict may arise between the use of the yard as a vehicular access to both Ty Phillips Farm and the Stables, however despite this; the development would not discernibly alter either the access or frequency of its use. Whilst the extension may lead to a change in parking behaviour within the yard of the application site, this area is already open and any part of it could be utilised for parking if desired. In addition, the width of the existing access is fairly generous and with the reasonable expectation of low vehicle speeds, it is not considered that the development would cause any unacceptable increase in risk to pedestrians or vehicular and farm traffic using the access, and is therefore acceptable in this regard.

Since the proposals will alter the layout of the yard, it can reasonably be expected that a new amenity area may be partitioned within the yard in future, and should this be the case, it could potentially impact or limit parking availability. In lieu of this, submission of details of the proposed parking layout can be required by condition.

Therefore for the reasons outlined above the proposal considered to accord with Policy TRAN10.

Amenity Space

At present, amenity space is provided to the front of the dwelling, as part of the front yard has been partitioned for this purpose. Whilst the proposed extension would encroach on to this space, the totality of the remaining yard area would still measure approximately 88m². This area is considered sufficient to provide suitable amenity space for the property, and the parking of vehicles as required by the occupants. 

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; Supplementary Planning Guidance on Amenity Standards; and national guidance contained in Planning Policy Wales and TAN12-Design; it is considered that the proposal is an acceptable form of development and would not cause any significant adverse impact on neighbouring amenity or highway safety.

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 amended plans reference 'Drawing 02' received on 14th April 2015 and 'Drawing 01(C)' received on 6th May 2015 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.

3.
Notwithstanding the submitted details - 'Site Plan -Drawing 01(C)' - details of the parking layout to serve the development shall be submitted to and approved in writing by the Local Planning Authority; the approved parking layout shall be implemented in accordance with the approved details prior to the first beneficial use of the extension and shall thereafter be so retained at all times to serve the development hereby approved. 


Reason:


To ensure the provision on site of parking and turning facilities to serve the development in the interests of highway safety, and to ensure compliance with the terms of 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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