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Ivy Cottage, 31, Station Road, Dinas Powys
Demolition of existing single storey extensions and the construction of a proposed 2 storey and single storey extension

SITE AND CONTEXT

The application site comprises of a two-storey semi-detached dwelling along Station Road within the residential settlement of Dinas Powys.  The dwelling is constructed from render, slate roof tiles and wooden framed windows and doors. The site benefits from a front and rear garden and is also situated within the Dinas Powys Conservation Area.  

DESCRIPTION OF DEVELOPMENT

The application as amended seeks consent for a two and single storey rear extension.
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PLANNING HISTORY

None

CONSULTATIONS

Dinas Powys Community Council were consulted on 27 February 2017. A response received on 14 March 2017 confirms no objection.


Conservation (Planning) were consulted on 27 February 2017. A response received on 22 March 2017 confirms no objection to the amended proposal.


Dinas Powys Ward Members were consulted on 27 February 2017. No response was received at the time of writing this report.


REPRESENTATIONS

The neighbouring properties were consulted on 27 February 2017, a site notice was also displayed on 02 February 2017. To date, one letter of representation was received from the residents of 29a/29b Station Road who are concerned about overshadowing, loss of light, access during construction and the materials/impact on the conservation area. Neighbours were re-consulted on the amended plans on 21 March 2017, 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 ENV17 - PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

POLICY ENV20 – DEVELOPMENT IN CONSERVATION AREAS

POLICY ENV21 – DEMOLITION IN CONSERVATION AREA

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 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 

· Dinas Powys Conservation Area Appraisal and Management Plan 
Other relevant evidence or policy guidance:

· Welsh Government Circular 016/2014: The Use of Planning Conditions for Development Management

· Welsh Office Circular 61/96 - Planning and the Historic Environment: Historic Buildings and Conservation Areas (as amended)

· Section 72(1) of the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990, imposes a duty on the Council with respect to any buildings or other land in a conservation area, where special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.
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

The application as submitted proposed a larger two storey extension located on the boundary with No 29a/29b. Following negotiations, amended plans were submitted moving the extension off the boundary and proposing a single storey extension on the boundary. These amended plans form the basis of this decision.

In assessing the proposals against the above policies and guidance it is considered that the main issues relate to the impact of the development on the character of the property and the visual amenity of the wider street scene and Dinas Powys Conservation Area, the impact on the amenity and privacy of occupiers of neighbouring properties. Parking and amenity is also a consideration.

Visual impact 

In terms of character of the Conservation Area Policy ENV20 is particularly relevant and states that ‘…new developments…will be permitted where they preserve or enhance the character of the conservation area…proposals will need to reflect the scale, design, layout, character, materials and setting of those buildings, which establish the character of the area…’ 

The application site is located along Station Road, Dinas Powys. The existing property relates to a two storey stone built cottage. A new housing development is currently being completed located to the rear. The proposed extension is located to the rear and would not be visible from the immediate surrounding area.

The modern design and finishes are considered acceptable given that they are located to the rear and not visible from the Conservation Area. Notwithstanding this, they relate well to the existing dwelling and the new houses being constructed to the rear and would not harm the visual amenities from of the wider area. Therefore the amended proposal is considered to preserve the character of the Dinas Powys Conservation Area and safeguard the character of the property and the visual amenity of the wider area.

Impact on the privacy/amenity of neighbouring properties

The amended proposal would be located on the boundary with No 29a/29b Station Road and the levels of this neighbours garden are higher than those at the application site. The boundary with these neighbours tapers in towards the garden of the neighbours and the neighbours have constructed a single storey extension close to the boundary. 

The amended plans now show the two storey extension also tapering, starting off on the boundary and tapering off towards the rear with a 1.2 set off the boundary with neighbours with a single storey forming the boundary. The plans propose a modest two storey extension on/or close to the boundary, however the extension would be flat roofed and finished in painted render facing this neighbour. The neighbouring property has a single storey extension located close to this boundary but does benefit from a roof lantern and dual aspect windows. 

Given this, and the level differences between the properties, the amended proposal are not considered to cause significant harm in terms of overshadowing and loss of light to neighbouring properties to a degree that warrants refusal.

In terms of impact on neighbours at No 33 Station Road, the proposed single storey extension would be located on the boundary and the two storey element set off by approximately 1.8 metres. The neighbours have constructed a similar single storey and two storey extension as that proposed. Given this, the proposal is not considered to cause any undue harm to these neighbours in terms of amenity.

A first floor window is proposed facing No 33, however this would be located at least 1.7 metres above internal floor level and therefore would safeguard neighbouring privacy.

In terms of impact on the new dwellings to the rear, the proposed extension would be located over 21 metres from first floor windows of the new properties to the rear.

Amenity of the application site

The application site benefits from a relatively large garden which is considered sufficient to serve the extended dwelling.

Parking 

The property does not benefit from any parking but is located close to public transport links and has on street parking close by. Given the existing situation and the modest scale of the proposal, a refusal of planning permission on parking grounds is not considered strong enough justification.

Other Matters

Comments relating to overshadowing, loss of light, and impact on the conservation area have been addressed in the body of the report. Access during construction is a civil matter that the neighbours would need to discuss and not materials to the determination of this application. 

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.

Having regard to Policy ENV17 ‘Protection of Built and Historic Environment’, ENV20 ‘Development in Conservation Areas’, ENV21 ‘Demolition in Conservation Areas and ENV27 ‘Design of New Developments’ it is considered that the amended proposal is acceptable.  The amended extensions will cause no harm to the privacy or the residential amenity of any adjoining neighbour or the character of the local Conservation Area.  In addition the proposed development has no detrimental impact upon the scale of the existing property or the visual amenities of the surrounding street scene. Therefore, the development complies with these policies and the Council’s Supplementary Planning Guidance on ‘Amenity Standards’.

It is considered that the decision complies with the Council’s well-being objectives and the sustainable development principle in accordance with the requirements of the Well Being of Future Generations (Wales) Act 2015.

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: FP.85.001, FP.85.002 & FP.85.005 Received on 03 Feb 2017 FP.85.003 Rev/B, FP.85.004 Rev/B & FP.85.006 Rev/B Received on 16 Mar 2017.


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.

P.6

