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Maesnewydd, Buttrills Road, Barry
Erection of a new four bedroom dwelling

SITE AND CONTEXT

The application site is land adjoining Maesnewydd, Buttrills Road, Barry.  It is a triangular plot that presently forms part of the curtilage to Maesnewydd, a semi-detached property that lies approximately 100m down Buttrills Road from its junction with Barry Road.  The semi-detached pair is situated in an elevated position, just off the access drive to College Fields Nursing Home, and approximately 20m back from the public highway.  The plot of land lies between the dwelling house and Buttrills Road.

The land backs onto modern semi-detached properties at Nos. 60-70 Buttrills Road.  The application site is approximately 300m², currently incorporates two mature trees that are not covered by Tree Preservation Orders and is enclosed by a retaining brick wall and public footpath.  

DESCRIPTION OF DEVELOPMENT

The application proposes a two-storey, three bedroom detached dwelling, the same design as that approved by planning application 2010/00880/FUL.

The dwelling has a hipped roof and two symmetrical gable projections to the front elevation.  The new dwelling would accommodate a living room, kitchen, hallway, laundry room and dining room at ground floor and three bedrooms and a bathroom at 1st floor.  The building would also be finished with a slate roof, red facing brickwork and painted render.

The dwelling would be served by a triangular area of garden to the side and a similar size area to the rear. Parking is directly to the side of the dwelling at the front of the site and would be accessed via a widened driveway opening that would be shared with the existing dwelling.

Planning permission has been granted for a detached dwelling within the site (2010/00880/FUL), which has since expired. This proposal does not differ substantially from that development. 

The proposals are illustrated in the following plan extracts:

Street scene
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Site layout
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PLANNING HISTORY

1988/00501/FUL, Address: Maes Newydd, Buttrills Road, Barry - Land at, Proposal: Erection of a house, Decision: Approved

2008/00125/FUL, Address: Land adjoining Maes Newydd, Buttrills Road, Barry, Proposal: Erection of a 3 bedroomed detached house, Decision: Refused

2010/00880/FUL, Address: Maes Newydd, Buttrills Road, Barry - Land adjoining, Proposal: New four bedroom dwelling, Decision: Approved 

CONSULTATIONS

Barry Town Council
 was consulted and no objections were raised.
Highway Development was consulted and no objections were raised, however it was requested that a driveway width of 3.4m was provided to the existing dwelling and 2 parking spaces shown to serve each property.

Environmental Health (Pollution) 
was consulted and no response has been received.

Dwr Cymru / Welsh Water were consulted and no objections were raised. A standard condition preventing the discharge of surface water to the public sewerage system was requested.

Dyfan Ward Councillors were consulted and no responses have been received.

REPRESENTATIONS

The neighbouring properties were consulted on 18 November 2016.

A site notice was also displayed on 22 November 2016.

One letter of representation was received. Comments were received raising concerns that inadequate on-site parking may be provided to serve both properties, as vehicles are currently parking on the adjacent road.

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 ENV27 – DESIGN OF NEW DEVELOPMENTS

POLICY HOUS2 - ADDITIONAL RESIDENTIAL DEVELOPMENT

POLICY HOUS8 - RESIDENTIAL DEVELOPMENT CRITERIA – POLICY HOUS 2 SETTLEMENTS

POLICY TRAN10 – 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, both chapters 2 and 4 of Planning Policy Wales (Edition 9, 2016) provide the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.14.4 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 

· Parking Standards (Interactive Parking Standards Zones Map)  

Well Being of Future Generations (Wales) Act 2015

The Well-being of Future Generations Act (Wales) 2015 places a duty on the Council to take reasonable steps in exercising its functions to meet its sustainable development (or wellbeing) objectives.  This report has been prepared in consideration of the Council’s duty and the “sustainable development principle”, as set out in the 2015 Act. In reaching the recommendation set out below, the Council has sought to ensure that the needs of the present are met without compromising the ability of future generations to meet their own needs.

Issues

It is considered that the principal issues in the assessment of the application are the design, form and massing of the dwelling and its relationship to the existing street scene, impact on existing neighbouring properties, the provision of amenity space, access and parking.

Design and visual appearance

Policy ENV27 relates to all new forms of development and requires that new forms of development are of a high standard of design, have regard to the context of the environment within which they are proposed and minimise and detrimental impact on adjacent areas.  Similarly Policy HOUS 8 requires the scale, form and character of developments to be sympathetic to the environs of the site.

The application site lies within a varied street scene, comprising dwellings of varying size and design. The site is adjoined to the west by a pair of traditional, semi-detached, two storey dwellings, with a terrace of more modern dwellings to the rear and a mix of semi-detached properties opposite on Buttrills Road.  

The proposed dwelling is larger than the semi-detached properties directly adjacent (Maesnewydd and Maeshyfryd), however, it would have a lower ridgeline (as depicted in the proposed street scene) and is considered to be of a design and form that generally reflects the character of these neighbouring dwellings.  It would hold a prominent position within the wider street scene, given the raised level of the site relative to Buttrills Road, however, the main roof planes have been hipped to reduce the overall scale, which is considered to be compatible with the size of buildings around the site.

There is considered to be an acceptable degree of spacing between the proposed dwelling and Maesnewydd, such that would not appear cramped, and it is orientated to provide a direct frontage with the main highway outside of the site. 

Having regard to the above, it is considered that the proposed dwelling is of a scale, form, design and siting that is compatible with the existing street scene, and would preserve the visual amenity of the area in accordance with policies ENV27 and HOUS8 of the UDP.

It should also be noted that the dwelling does not differ in size and design from that approved under planning application 2010/00880/FUL and there have been no material changes to the relevant policies or physical characteristics of the site since this time.

Neighbouring amenity

There is considered to be a sufficient degree of separation between the proposed dwelling and the semi-detached pair as to not result in a significant overbearing impact or loss of light. The presence of windows to the side elevation of Maesnewydd is noted but given the orientation and lower ground level of the proposed dwelling, the relationship is considered acceptable in terms of amenity. The degree of separation to the rear is also considered acceptable, where the properties on Buttrils Road are also positioned at a significantly higher ground level.

In terms of privacy, no windows are proposed to the side elevations at first floor level. Some windows to the rear elevation are within 5m to the boundary; however face directly to a parking area to the rear of Buttrils Road. The property sits at an approximate angle of 90 degrees to the dwellings to the rear (Buttrils Road), where the distances accord with the privacy standards as set out in the ‘Amenity Standards’ SPG. An oblique view would be gained towards the garden of No.60 Butrills Road, but the relationship is considered acceptable in terms of privacy and there have been no material on site changes since the determination of the previous application in 2010.

The development is therefore considered acceptable and in accordance with Policy ENV27 and the criteria of Policy HOUS 8.

Amenity Space

The level of amenity space provided falls below that required by the Council’s Supplementary Planning Guidance on Amenity Standards, however, it is no less than the amount provided in the previous application and is nevertheless considered to be adequate to meet the outdoor functional and relaxation needs of the occupiers.

Access and parking.

As noted above, there is little difference between this application and the scheme approved under application 2010/00880/FUL in terms of the means of access and parking layout. This application proposes a shared access to the site with individual parking areas for both the new dwelling and Maesnewydd. Whilst most of previously approved plans have been resubmitted alongside this application, the site plan appears to show an earlier version of the plan with a slightly narrower driveway and parking areas than those finally approved.

The principle of the proposed access has therefore been established. It is considered that the provision of four parking spaces within the site to serve the two dwellings is achievable and that a detailed parking scheme, demonstrating this provision, can be required by condition.

It is noted that the Council’s adopted parking standards suggest a provision of three spaces for dwellings of this size. The site however has good access to local services, public transport and Buttrils Road is also served by generous and unrestricted on-street parking. The proposed provision of four spaces is therefore considered sufficient to serve the two dwellings.

REASON FOR RECOMMENDATION

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.

It is considered that the development complies with the sustainable development principle and satisfies the Council’s well-being objectives in accordance with the requirements of the Well Being of Future Generations (Wales) Act 2015.
Having regard to Policies ENV27 - Design of New Developments, HOUS2 - Additional Residential Development and HOUS8 - Residential Development Criteria, of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, the Council’s Supplementary Planning Guidance on Amenity Standards and national guidance in Planning Policy Wales 9th edition 2016, it is considered that the proposed development is of an acceptable scale, design, form and layout, which is compatible with the existing built environment, would preserve the character of the area, would not adversely affect the amenities of neighbouring properties and is served by a safe access, adequate parking provision and adequate amenity space.
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.
The development shall be carried out in accordance with the following approved plans: 'PL001 Rev A', 'PL202 Rev A (scale 1:200)' and 'PL002 Rev A' received 7 November 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.

3.
Prior to the commencement of development, details of the finished levels of the site and dwelling in relation to existing 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 visual amenities of the area are safeguarded, and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

4.
Notwithstanding the submitted plans, details of a parking scheme to serve the development shall be submitted to and approved in writing by the Local Planning Authority; the approved scheme of parking shall be laid out in accordance with the approved details prior to the first beneficial occupation of the dwelling 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 and TRAN10 of the Unitary Development Plan.

5.
A landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority which shall include indications of all existing trees and hedgerows on the land and details of any to be retained, together with measures for their protection in the course of development.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

6.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

7.
All means of enclosure associated with the development hereby approved shall be in accordance with a scheme to be submitted to and agreed in writing by the Local Planning Authority prior to the commencement of development, and the means of enclosure shall be implemented in accordance with the approved details prior to the development being put into beneficial use.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

8.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used, including samples, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


To ensure a satisfactory standard of development and to ensure compliance with Policy ENV27 of the Unitary Development Plan

9.
The implemented drainage scheme for the site should ensure that all  foul and surface water discharges separately from the site and that land drainage run-off shall not discharge, either directly or indirectly, into the public sewerage system. 


Reason:


To prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of Policy ENV27 of the Unitary Development Plan.

10.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking or re-enacting that Order with or without modification) the dwelling(s) hereby approved shall not be extended in any way without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development and to ensure a visual impact and amenity provision that is in compliance 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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