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Mrs. Lara Stevens Westra Cottage, Westra, Dinas Powys, Vale of Glamorgan, CF64 4HA

Westra Cottage, Westra, Dinas Powys
Proposed alterations to rear elevation and internal layout

SITE AND CONTEXT

The application site is located to the south of the Westra and Dinas Powys Common and falls outside the Dinas Powys settlement boundary and therefore in the open countryside. The application property relates to a detached two storey dwelling with off road parking and a rear garden.

The property originally related to a barn conversion but has been substantially altered since the 1980’s with a single storey and two storey side extensions.
DESCRIPTION OF DEVELOPMENT

The application proposes the removal of 3 no. existing roof window balconies and the construction of 2no flat roof dormers. The proposed dormers would measure 2.7 metres in width, 1.8 metres in height with a projection of 1.4 metres from the roof plane finished in timber cladding.
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PLANNING HISTORY

1987/00490/FUL, Address: Seaview, Westra, Dinas Powys, Proposal:  Two storey extension and change of use to guest house;

1988/00768/FUL, Address: Westra Cottage, Westra, Dinas Powys, Proposal:  Barn conversion/alteration extension;

1991/01034/FUL, Address: Westra Cottage, Westra, Dinas Powys, Proposal:  Barn conversion (amendments to original consent);

1995/00073/FUL, Address: Westra Cottage, Westra, Dinas Powys, Proposal:  Double garage;

1996/00530/FUL, Address: Westra Lodge, Westra - Land adjoining, Proposal:  Detached dwelling;

2011/00310/FUL, Address: Westra Cottage, Westra, Dinas Powys, Proposal:  Proposed low energy three bedroom family home on plot adjacent to Westra Cottage, to achieve code level 4 of the code for sustainable homes.  To include minor alterations to existing dwelling;

CONSULTATIONS

Dinas Powys Community Council were consulted on 18 October 2016. A response received on 09 Nov 2016 states no objection to the proposal. 

Dinas Powys Ward Members were consulted on 18 October 2016.
 No response was received at the time of writing this report.


REPRESENTATIONS

The neighbouring properties were consulted on 18 October 2016 and a site notice was also displayed on 21 October 2016. To date no letters of representation have been received. 

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:

Policy:

· POLICY HOUS7 
– REPLACEMENT AND EXTENSION OF DWELLINGS IN THE COUNTRYSIDE

· POLICY ENV27 – DESIGN OF NEW DEVELOPMENTS

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, both chapters 2 and 4 of Planning Policy Wales (Edition 8, 2016) provide the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.8.4 It is for the decision-maker, in the first instance, to determine through monitoring and review of the development plan whether policies in an adopted [Development Plan] are outdated for the purposes of determining a planning application. Where this is the case, local planning authorities should give the plan decreasing weight in favour of other material considerations such as national planning policy, including the presumption in favour of sustainable development (see section 4.2).’

‘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 or 

· relevant development plan policies are considered outdated or superseded or 

· where there are no relevant policies 
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 maximise the contribution to meeting the local well-being objectives.’
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 9, 2016) (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 (2016)

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 

Issues

The primary issues to consider are the potential impact of the works upon the amenity of neighbouring residential properties, the character of the property and wider countryside setting.

Impact upon character and wider countryside

The proposed dormers would be set down from the ridge and would only be 1.1 metres in height from eave level as the dormer would be built below eave level finished in timber cladding to match other cladding used on the property. Given the sensitive design of the proposed dormers, the proposal is not considered to adversely affect the character of the existing barn conversion, which overtly has the appearance of a dwellinghouse.  They are located to the rear and would not affect the wider street scene or the appearance of the house from the street.

In terms of the wider countryside setting, the proposed dormers would be viewed as part of the existing dwelling and would therefore not adversely impact the countryside setting to any degree.

Impact upon amenity of neighbouring residential properties

In terms of impact on neighbouring amenity/privacy, the proposed dormers would be located on the rear elevation facing the open countryside with no residential neighbours, as such the proposed works are not considered to harm the amenity or privacy of neighbours.

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 Policy HOUS7 Replacement and Extension of Dwellings in the Countryside and ENV27- Design of New Developments of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, the Council’s Supplementary Planning Guidance on Amenity Standards and the advice within Planning Policy Wales, the proposed development is considered acceptable in terms of the scale, form, design and visual impact and residential amenity/privacy.

RECOMMENDATION – OFFICER DELEGATED 

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.
The development shall be carried out in accordance with the following approved plans: 1699/E01, 1699/E02, 1699/E03, 1699/E04, 1699/E05, 1699/E06, 1699/E07, 1699/E08, 1699/E09, 1699/S01, 1699/S02, 1699/S03, 1699/S04, 1699/S05, 1699/S06, 1699/S07, 1699/S08 & 1699/S09 Received on 28 September 2016.


Reason:


For the avoidance of doubt as to the approved development and to accord with Circular 016:2014 on The Use of Planning Conditions for Development Management.

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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