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8, Cliff Parade, Penarth
Replacement dwelling and garage

SITE AND CONTEXT

The application site comprises an existing two storey dwellinghouse with a detached double garage at the southern end of the residential curtilage. The property has a vehicular access and separate pedestrian entrance onto Cliff Parade to the west. 
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The site lies within the residential settlement boundary for Penarth as defined in the Unitary Development Plan. A Public Right of Way, Public Footpath No. 17 runs along the coast to the east of the property. In addition, a Grade II listed building, ‘Sea Roads’ 5 Cliff Parade, is located to the west.

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the demolition of the existing dwelling and garage and the construction of a replacement.

The proposed three bedroom replacement will be an overtly contemporary design, comprising flat roofs and terracing. The submitted Design and Access Statement notes that the design concept has been influenced by the original art deco buildings of Penarth. The predominantly two storey property will include a roof terrace on its southern side. The internal layout will be an ‘upside down’ arrangement with the primary living space and master bedroom at first floor. Extensive glazing and terraces are proposed on the east and south elevations overlooking the private garden and the coast.
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Illustrative from DAS
The new dwelling will be re-positioned within the plot being moved away from the boundary with 6 Cliff Parade to the north, and slightly closer to the road frontage. This re-siting will allow for the creation of a new vehicular access onto Cliff Parade in the north western corner, plus the relocation of the new single storey, flat roof garage adjacent to the northern boundary. This will be set back to provide two on-site parking spaces in addition to the garage. Two separate pedestrian gates will also be provided, one onto Cliff Parade, and the other to the coastal path.

In addition to the large areas of glazing, the external finish to the walls will be primarily a through colour render, plus metal powder coated louvre screens, including a feature screen on the front elevation.

The existing boundary enclosure will be replaced by a new rendered boundary wall which will be low-lying planters to the front elevation of the house on Cliff Parade.

The application is accompanied by a Design and Access Statement (DAS) and a Tree Survey and Arboricultural Impact Assessment.

PLANNING HISTORY

1981/00010/OUT - One dwelling – Refused 17 March 1981 on the grounds that having regard to the character of the area the proposal would constitute a cramped form of development. A subsequent appeal was allowed on 15 February 1982. 

1986/00824/FUL – Dwellinghouse – Approved 14 October 1986.

2002/00059/FUL – Additional new dwelling adjacent to 8 Cliff Parade – Refused 21 March 2002 on the grounds of adverse impact on the character of the area and lack of amenity space. A subsequent appeal was dismissed on 24 March 2003.

2002/01035/FUL – Additional two storey dwelling adjacent to 8 Cliff Parade – Refused 31 October 2002 on similar grounds as above. A subsequent appeal was dismissed on 24 March 2003.

2004/01959/FUL – Conservatory – Approved 4 February 2005.

2007/00163/FUL - Repositioning of existing garage approved under prior planning permission – Approved 2 April 2007.

2015/00480/FUL - Take down 1 large house and detached garage. Build 2 new art deco style houses and detached garage – Withdrawn 29 July 2015.

CONSULTATIONS

Penarth Town Council – Comments on initial submission - That the application be supported with condition that the boundary wall is not overbearing to pedestrians on the footpath.

Further comments – No objection.

The Council’s Ecology Officer – No comment to make on initial submission. No concerns or objections over the proposed removal of a Horse Chestnut. 

The Council’s Shared Regulatory Services - Environmental Health – Pollution section – Reference is made to Section 60 of the Control of Pollution Act 1974 in relation to the control of noise from demolition and construction activities. Advice is provided on the hours of implementation 0800-1800 Monday to Fridays, 0800-1300 on Saturdays and not at all Sundays and public holidays. The applicant is also advised to seek approval for any piling operations.

The Council’s Highway Development team - The proposed vehicle access to the site is required to be moved to the south, in order to provide pedestrian visibility splays of 2.0m x 2.0m at each side.  In addition, the access is required to be located at a minimum distance of 1.0m from any trees/road signs located along the adjacent footway and the existing access stopped up/removed.

Therefore, an amended site plan is required to be submitted, showing the relocated access with existing trees and road signs accurately plotted on the plan alongside the required pedestrian visibility splays. Furthermore, the existing access to the site is required to be shown as stopped up/removed and reinstated as pedestrian footway. 

REPRESENTATIONS

The occupiers of neighbouring properties were initially notified on 28 February 2017, and re-notified of amended plans on 26 April 2017. In addition the application was advertised in the press and on site on 9 and 24 March 2017 respectively. 

To date one representation has been received from the occupier of 39 Cornerswell Road. This states:-

I do not feel the demolition and replacement of the property is appropriate, it has architectural value & is surely better to carefully renovate & enhance than to distort yet another building of character.

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 3 - HOUSING.

POLICY 8 - TRANSPORTATION.

Policy:

POLICY ENV6 - EAST VALE COAST.

POLICY ENV11 - PROTECTION OF LANDSCAPE FEATURES. 

POLICY ENV17 - PROTECTION OF BUILT AND HISTORIC ENVIRONMENT.

POLICY ENV27 - DESIGN OF NEW DEVELOPMENTS.

POLICY HOUS2 - ADDITIONAL RESIDENTIAL DEVELOPMENT.

POLICY HOUS8 - RESIDENTIAL DEVELOPMENT CRITERIA – POLICY HOUS2 SETTLEMENTS.

POLICY HOUS11 - RESIDENTIAL PRIVACY AND SPACE.

POLICY TRAN10 - PARKING.

POLICY REC12 - PUBLIC RIGHTS OF WAY AND RECREATIONAL ROUTES.

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) (PPW) 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, in particular, Chapter 4-Planning for Sustainability, including paragraphs 4.1.1, 4.3.1, 4.4.3, and 4.11-Promoting sustainability through good design; Chapter 5-Conserving and Improving Natural Heritage and the Coast, including paragraph 5.1.1; Chapter 6-Conserving the Historic Environment, including paragraphs 6.1.1, 6.1.2 and 6.5.11; Chapter 9 - Housing including paragraphs 9.3.3 and 9.3.4; and Chapter 11-Tourism, sport and recreation, including, paragraph 11.1.13.

Technical Advice Notes:

The Welsh Government has provided additional guidance in the form of Technical Advice Notes. The following are of relevance:  

· TAN12 - Design, including paragraph 2.6, 4.3, 4.8, 5.5.1 and 5.11-Housing design and layout. Paragraph 5.5.1 states:-
“The distinctive settlement patterns which characterise much of Wales have evolved in part in response to the country’s diverse landscape and topography. The way in which development relates to its urban or rural landscape or seascape context is critical to its success.”
In addition paragraph 5.11.3 states:-
“The design of housing layouts and built form should reflect local context, including topography and building fabric. Response to context should not be confined to architectural finishes. The important contribution that can be made to local character by contemporary design, appropriate to context, should be acknowledged. To help integrate old and new development and reinforce hierarchy between spaces consideration should be given to retaining existing landmarks, established routes, mature trees and hedgerows within housing areas as well as introducing new planting appropriate to the area.”

· TAN14 - Coastal Planning.

· TAN16 - Sport, Recreation and Open Space.

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 SPG, including Policies 1, 2, 3, 4 and 5 relating to privacy/amenity and respect/regard for existing character. 

· Parking Standards SPG. 

· Trees and Development SPG. 

· Model Design Guide for Wales| including paragraph 1.1 and objective 5-Character and context. This recognises that design is important as it directly affects the social, economic and environmental well-being of places
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

In assessing the proposal against the above policies and guidance it is considered that the main issues relate to design and the impact the proposal will have on the character and appearance of the area, including the setting of the nearby listed building; the effect on neighbouring and general residential amenity; and highway safety. The planning history of the site is also a material consideration in the assessment of the application.

Design and impact on the setting of the nearby Listed Building

In policy terms, as already noted, the site lies within the residential settlement boundary for Penarth as defined in the UDP. Policy HOUS2 of the UDP allows for residential redevelopment proposals within the settlement boundary, but this is not without qualification and is subject to the residential development criteria of policy HOUS8. Criterion (i) of HOUS8 requires that the scale, form and character of the proposed development is sympathetic to the environs of the site. The Council’s SPG on Amenity Standards also has policies relating to design and the impact on amenity, including policies 1 and 3, which highlight the need to respect existing character. This is in line with national guidance, with paragraph 9.3.4 of Planning Policy Wales (PPW) stating:

“In determining applications for new housing, local planning authorities should ensure that the proposed development does not damage an area’s character and amenity. Increases in density help to conserve land resources, and good design can overcome adverse effects, but where high densities are proposed the amenity of the scheme and surrounding property should be carefully considered. High quality design and landscaping standards are particularly important to enable high density developments to fit into existing residential areas.”

In design terms it is also noted that the site lies within the East Vale Coast where policy ENV6 of the UDP requires that in areas of existing development within the coastal zone, any new proposal should be designed with respect to its local context and sensitive to its coastal setting. 

Furthermore, the likely impact of the development on the setting of the Grade II listed building at 5 Cliff Parade requires special consideration, and carries substantial weight in the determination of the application. Of particular relevance is the duty imposed on the Council under Section 66 of the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990, which states that in considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. This is reinforced by recent case law (see particularly E Northants DC v Secretary of State for Communities and Local Government [2014] EWCA Civ 137) makes it clear that the duty imposed in the Act means that in considering whether to grant permission for development that may cause harm to a designated asset (listed building or conservation area) and its setting, the decision maker should give particular weight to the desirability of avoiding that harm. There is still a requirement for a planning balance, but it must be informed by the need to give weight to the desirability of preserving the asset and its setting.

Relevant policies include ENV17 of the UDP which seeks to protect the built and historic environment. This is supported by national guidance including PPW, with paragraph 6.5.11 of particular relevance. This states:-

“There should be a general presumption in favour of the preservation of a listed building and its setting, which might extend beyond its curtilage. For any development proposal affecting a listed building or its setting, the primary material consideration is the statutory requirement to have special regard to the desirability of preserving the building, its setting or any features of special architectural or historic interest which it possesses. The aim should be to find the best way to protect and enhance the special qualities of listed buildings, retaining them in sustainable use. The continuation or reinstatement of the original use should generally be the first option, but not all original uses will now be viable or appropriate. The application of development and listed building controls should recognise the need for flexibility where new uses have to be considered in order to secure a building’s survival or provide it with a sound economic future.”

The Council’s Conservation Officer has assessed the likely impact on the setting of the listed building and confirmed that there are no objections. It is noted that the site is located outside the Penarth Conservation Area, however, it is located in a relatively prominent location on the coast at the junction of Cliff Parade and Cliff Walk, and on the opposite side of the road from the listed ‘Sea Roads’ at 5 Cliff Parade. It is considered that the design concept is well articulated within the submitted DAS, although the proposal and the referenced precedents are more Neo-modernist than Art Deco. As regards the simple palette of materials proposed, there is some concern that the through-colour render may not weather well in such an exposed coastal location, however, this is a procurement issue, where the appropriate application should not result in a significant issue.

Thus as regards the acceptability of the proposal, it is noted that in contrast to the concerns raised by the occupier of 39 Cornerswell Road, it is considered that the existing dwelling is of limited architectural merit and the principle of its demolition and replacement is considered to be acceptable. The proposal to introduce a Neo-modernist, unashamedly contemporary building which exploits the coastal setting and views over the Bristol Channel, is considered appropriate. The limited articulation on the highway facing elevation is noted, however, no objection is raised bearing in mind the current situation where the boundary is formed by a tall fence. 

As regards any likely impact on existing landscape features, it is noted that the proposal includes the creation of a new vehicular access in the north-west corner of the site. There are no existing landscape features of significance within the site. However, there are street trees along Cliff Parade which have importance in the wider landscape. Two are located to the front of the property, with one close to the position of the new access and vehicular crossover. The width of the access is shown at 5.8m, and the submitted plans show that the tree is outside of the area required for the crossover. However, it does appear that some ground works may be within the canopy of the tree and therefore may affect the root system, although this is likely to be limited. Notwithstanding this, additional information has been submitted in relation to the trees, including a Tree Survey and Arboricultural Impact Assessment prepared by Treescene. This concludes that the street tree nearest the proposed new access is in poor condition and recommends its removal with less than 10 years remaining contribution. However, the Council’s Parks and Open Space Officer, has advised that there is no necessity to remove the street tree in order to provide access. The tree will be monitored to assess deterioration in terms of disease. As for the proposed works, these should take account of the National Joint Utilities Group (NJUG) guidelines for working close to trees. This can be attached as an informative to any permission.

It will be noted from the planning history that there have been several applications over the years for the development of the site for two houses. All have been refused and dismissed on appeal. The most recent application for two dwellings on the site was submitted in 2015, and was withdrawn due to similar concerns relating to overdevelopment and the adverse impact on the character of the area. The current proposal seeks a replacement of the existing dwelling only, and, as outlined above, is considered to be of an acceptable design, scale and form. As such it is concluded that this latest proposal for the redevelopment of the site is acceptable and should have no adverse impact on the sensitive coastal location of the site, and should serve to preserve the setting of the nearby listed building. 

Neighbouring and residential amenity

In addition to policy HOUS8 of the UDP the Council’s SPG on Amenity Standards seeks to ensure adequate amenity for the occupiers of both new and existing houses. This is in line with national guidance including PPW, which states at paragraph 9.3.3:-

“Insensitive infilling or the cumulative effects of development or redevelopment, including conversion and adaptation, should not be allowed to damage an area’s character and amenity. This includes any such impact on neighbouring dwellings, such as serious loss of privacy or overshadowing.”

The proposed replacement dwelling will be positioned further away from the boundary in relation to the existing dwelling with the adjacent neighbour at 6 Cliff Parade. As such, it is considered that there should be no additional impact in relation to overshadowing, or of an overbearing nature. However, the contemporary nature of the proposed replacement will introduce larger areas of glazing and terraces/balconies, in contrast to the existing. These have the potential to impact on the existing level of privacy currently enjoyed by the neighbouring occupiers.

The supporting text to Policy 3 of the SPG notes states at paragraph 5.8:-

“A sense of privacy within a residential property, coupled with freedom from overlooking in private garden areas are fundamental to the enjoyment of residential properties. Crucial to the issue of privacy and amenity is the manner in which new development is incorporated into existing residential areas.”

In this case it is acknowledged that there will be no direct overlooking between habitable room windows as required by Policy 4 of the Council’s Amenity Standards SPG. The majority of the glazing will be on the rear elevation facing the sea views. There is a roof terrace proposed on the southern end of the dwelling which will allow views not only of the sea but also to the west towards the existing houses on the opposite side of Cliff Parade. However, the distance between the houses, and the separation by a public highway, means that any adverse impact on the current levels of privacy enjoyed by the neighbouring occupiers would not be so significant as to justify a refusal on this issue. Notwithstanding this, there was some concern with the initial scheme, which proposed a wrap-around balcony on the north elevation facing No. 6. This was considered unacceptable as it would allow direct views into the neighbouring garden, which could not rely upon any screening from existing planting. As such an amended scheme has been submitted, which has removed the wrap-around balcony, and replaced the side glazing to the first floor bathroom with a solid wall. This should serve to reduce any harm to neighbouring privacy.

On the issue of the residential amenity of the application site itself, it is considered that the replacement dwelling will serve to improve the arrangement and level of private amenity space compared to the existing. This will be achieved predominantly by the demolition of the existing garage and the re-positioning of the new dwelling, but also with the introduction of balconies and terracing. The current scheme is a considerable improvement over the previous applications for two dwellings, and is more in line with HOUS11 of the UDP, which requires that existing residential areas characterised by high standards of privacy and spaciousness will be protected against over development and insensitive or inappropriate infilling. 

Thus it is considered the proposal represents a neighbourly scheme in line with UDP Policies ENV27, HOUS8 (ii) and HOUS11, along with the SPG on Amenity Standards and national guidance contained in PPW. 

Highways
The proposal entails the blocking up of the existing vehicular access onto Cliff Parade and the creation of a new entrance to the north adjacent to the boundary with No. 6. 

The Council’s Highway Development team have not raised a specific highway objection. However, they have requested that the proposed new access be moved to the south, in order to provide pedestrian visibility splays of 2m x 2m at each side. In addition, the access is required to be located at a minimum distance of 1m from any trees/road signs located along the adjacent footway and the existing access stopped up/removed.

In respect of the new access, it is noted that in order to meet the Highway requirement to provide a 2m pedestrian visibility splay to the north, and be located a minimum of 1m from the street tree, the new access would have to be re-positioned a considerable distance to the south. This would require a whole new re-plan of the siting of the house and associated car parking and garaging. It is considered that to request such alterations is both unreasonable and unnecessary in planning terms. It is considered that the lack of a 2m splay to the north would not unduly compromise pedestrian safety. Furthermore, the creation of the new access does not require planning permission as Cliff Parade is not a classified road.

As regards the street tree, it has already been noted that the Council’s Parks and Open Space Officer, has advised that there is no necessity to remove the street tree in order to provide the access.

In respect of the requirement that the existing access to the site is shown as stopped up/removed and reinstated as pedestrian footway, it is noted that the submitted plans already show the entrance blocked up by a new rendered boundary wall. The requirement to re-instate the pavement as a condition of any planning permission is not considered to be reasonable in this instance. The works are outside of the application site, as is the new crossover that will be required in relation to the new access, and can be controlled under separate Highway legislation. The need for the consent of the Highway Authority to create the crossover and reinstate the pavement at the existing entrance will be advised as an informative. 

Finally, in respect of the proposed on-site car parking provision, the submitted scheme shows three spaces. This is sufficient to meet the Council’s Parking Standards SPG. 

Other issues
As already noted, a Public Right of Way, Public Footpath No. 17, runs along the coast to the east of the property. Penarth Town Council have raised some concern that the proposed new boundary wall may be overbearing to pedestrians on the footpath.

The recreational importance of the network of public footpaths is recognised in both local policy and national guidance. Policy REC12 of the UDP seeks to maintain and improve the existing pattern of public rights of way. The supporting text to the policy recognises that as well as being important links between residential areas and recreational facilities, they are also important recreational facilities in themselves. Paragraph 8.4.46 of the supporting text also notes:-

“It will also be important to ensure that any impact on existing rights of way due to proposed developments and planned highway construction is fully considered.” 
This approach is supported by national guidance including PPW and TAN16- Sport, Recreation and Open Space. Paragraph 11.1.13 requires local authorities to protect and enhance the rights of way network as a recreational and environmental resource. 
The site is currently enclosed by a high timber fence, with the gable elevation of the existing garage forming part of the boundary to the public footpath on the coastal side. It is not considered that its replacement with the rendered wall would have any adverse overbearing impact on the footpath. 

As regards any ecology issues, the Council’s Ecology Officer has no concerns or objections to the proposal. 

Finally, it is noted that the Council’s Environmental Health section makes reference to the requirements of Section 60 of the Control of Pollution Act 1974 in relation to the control of noise from demolition and construction activities. As this is covered by separate legislation, it would not be appropriate to condition this on any planning permission in this instance. However, an informative can be attached to advice the applicant/developer of their obligations.

In view of the above the following recommendation is made. 

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 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.

Having regard to Policies ENV6-East Vale Coast, ENV11-Protection of Landscape Features, ENV17-Protection of Built and Historic Environment, ENV27-Design of New Developments, HOUS2-Additional Residential Development, HOUS8-Residential Development Criteria, HOUS11-Residential Privacy and Space, TRAN10-Parking, REC12-Public Rights of Way and Recreational Routes, Strategic Policies 1 and 2-The Environment, 3-Housing and 8-Transportation of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance, including Amenity Standards, Parking Standards, Trees and Development, and Model Design Guide for Wales; national guidance contained in Planning Policy Wales, TAN12-Design, TAN14-Coastal Planning and TAN16-Sport, Recreation and Open Space, it is considered that the proposal represents an acceptable form of residential redevelopment of the site that would not detract from the visual amenity of this coastal location and would preserve the setting of the nearby Grade II listed building, ‘Sea Roads’ 5 Cliff Parade. The proposal will also not cause any significant harm to the neighbouring and general residential amenities of the area, 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.
The development shall be carried out in accordance with the following approved plans and documents:-


- Existing Location Plan, Drg. No. 1616/L01 received 21 February 2017;


- Existing Plans, Drg. No.s 1616/E101 to E105, E200, and E201, received 7 February 2017;


- Proposed Ground Floor, Drg. No. 1616/F000A, amended plan received 24 April 2017;


- Proposed First Floor, Drg. No. 1616/F001A, amended plan received 24 April 2017;


- Proposed Second Floor, Drg. No. 1616/F002A, amended plan received 24 April 2017;


- Proposed Ground Floor, Drg. No. 1616/F100A, amended plan received 24 April 2017; 


- Proposed Ground Floor, Drg. No. 1616/F110A, amended plan received 24 April 2017;


- Proposed Block Plan, Drg. No. 1616/F111, received 7 February 2017;


- Proposed Elevations, Drg. No. 1616/F200A, amended plan received 24 April 2017;


- Proposed Elevations, Drg. No. 1616/F201A, amended plan received 24 April 2017;


- Proposed Sections, Drg. No. 1616/F210A, amended plan received 24 April 2017;


- Design and Access Statement, received 7 February 2017; and 


- Tree Survey and Arboricultural Impact Assessment, including Tree Constraints Plan and Arboricultural Impact Assessment Plan, received 24 April 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.

3.
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:


In the interests of visual amenity of this coastal location, and the setting of the nearby listed building in accordance with Policies ENV6-East Vale Coast, ENV17-Protection of Built and Historic Environment, ENV27-Design of New Developments, and HOUS8-Residential Development Criteria of the Unitary Development Plan.

4.
Notwithstanding the submitted Tree Survey and Arboricultural Impact Assessment prepared by Treescene, dated 24 April 2017, this permission implies no consent to remove the street trees along Cliff Parade, and the proposed works shall take account of the National Joint Utilities Group (NJUG) guidelines for working close to trees. 


Reason:


For the avoidance of doubt as to the extent of this permission, and in the interests of visual amenity, and the setting of the nearby listed building, in accordance with Policies ENV11-Protection of Landscape Features, ENV17-Protection of Built and Historic Environment, and ENV27-Design of New Developments of the Unitary Development Plan.

NOTE:

1.
The work involves the creation of a new access and the closing-up of an existing access to the highway. The applicant must ensure that all works to form the new crossover, and reinstate the pavement at the existing crossover, comply with the appropriate standards of the Council as Highway Authority.  For details of the relevant standards contact the Visible Services Division, The Vale of Glamorgan Council, The Alps, Wenvoe, Nr. Cardiff.  CF5 6AA.  Telephone 02920 673051.

2.
To protect the amenities of occupiers of other premises in the vicinity attention is drawn to the provisions of Section 60 of the Control of Pollution Act 1974 in relation to the control of noise from demolition and construction activities. Further to this the applicant is advised that no noise audible outside the site boundary adjacent to the curtilage of residential property shall be created by construction activities in respect of the implementation of this consent outside the hours of 0800-1800 hours Mondays to Fridays and 0800 - 1300 hours on Saturdays or at any time on Sunday or public holidays. The applicant is also advised to seek approval for any proposed piling operations.

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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