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Westra Fach, Westra, Dinas Powys
Detached garage and studio to be used solely in connection with existing dwelling

SITE AND CONTEXT

The application site relates to a detached dwelling located in the Westra area of Dinas Powys.
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The dwelling falls outside of the settlement boundary for Dinas Powys and therefore falls within the countryside

DESCRIPTION OF DEVELOPMENT

This is a full application, as amended for the construction of a detached garage, with open study area above.

The garage has a footprint of 5.8 metres in width and a maximum depth of 7.9 metres. 

The garage (when measured from lower ground level) is 3 metres to eaves and 5.3m to ridge. The entrance porch will have a ridge height of 3.4 metres (from higher ground floor level).

The garage will be located to the rear of the dwelling in the north-west corner.
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Site Plan
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PLANNING HISTORY

2008/00758/FUL, Address: Westra Fach, Westra, Dinas Powys, Proposal: Proposed detached garage and study, Decision: Approved

2002/00225/FUL, Address: Westra Fach, Westra, Dinas Powys, Proposal: Two storey extension, Decision: Approved

CONSULTATIONS

Dinas Powys Community Council were consulted and no comments have been received to date

Dinas Powys Ward Members were consulted and no comments have been received to date

REPRESENTATIONS

The neighbouring properties were consulted on 12 May 2017 on the original scheme.

The occupiers of the adjacent dwelling of Cartref raised the following concerns. 

Ground level is 6ft lower on our side of party boundary with ground supported/retained by an old stone wall. Footings of proposed building abut this boundary supporting wall. Cartef is a single story house whose front door will be 8ft from proposed building wall. Height to apex of two story proposed building is not accurately given on proposal but is over 16.5 ft according to 'sections'. Thus, 8ft from Cartref front door will be a wall over 24.5 ft above it, with footings retained by old stone wall. Proposed building will also have two velux windows overlooking Cartref patio. Could development be lowered and lightened by putting studio next to garage away from boundary? Development site is also currently situated beneath a tree growing next to boundary, on our side, which could cause further problems. 

Further comments received form the future occupant of Cartref, were received on respect of the following:
Cartref is a single storey home with an extension new build which is next door to the proposed development, I would like to make the following comment. I have a concern that partly stems from the fact that Cartref's ground level is significantly below that of the proposed development. The difference in height between the ground levels of both buildings is at least two metres. Cartref is also only a few meters from boundary. The impression I have therefore is that the proposed new build will tower above our ground in a disproportionate way. The view from Cartref will not be the same as from a neighbour who's house is built at the same ground level. I would therefore suggest that if the height of the new development can be significantly reduced it would be more appropriate, and acceptable to ourselves. I believe it would also be more in keeping with the general nature of the housing in the village.
The occupiers of the adjacent dwelling of Highmead have stated that the proposal is far too tall next to our boundary, would harm important tree and overlook our garden and affect our privacy. 

Following re-consultation on the amended plans no further comments have been received to date.

REPORT

Planning Policies and Guidance

Local 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 Local Development Plan 2011-2026, which was formally adopted by the Council on 28 June 2017, and within which the following policies are of relevance:

Strategic Policies:

Policy SP1
 – Delivering the Strategy

Managing Development Policies:

Policy MD2 - Design of New Development

Policy MD12 - Dwellings in the Countryside

In addition to the Adopted LDP the following policy, guidance and documentation supports the relevant LDP policies.

Planning Policy Wales:

National planning policy 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 Local Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  Some SPG documents refer to previous adopted UDP policies and to ensure conformity with LDP policies, a review will be carried out as soon as is practicable following adoption of the LDP. The Council considers that the content and guidance of the adopted SPGs remains relevant and has approved the continued use of these SPGs as material considerations in the determination of planning applications until they are replaced or otherwise withdrawn. The following SPG are of relevance:

· Amenity Standards 

· Design in the Landscape  

· Trees and Development

Other relevant evidence or policy guidance:

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

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

Whilst the dwelling falls within the Westra area of Dinas Powys, it is outside of the settlement boundary and therefore classified as an extension to a dwelling in the countryside.

LDP Policy MD12 relates to dwellings in the countryside and the policy states that extensions to dwellings in the countryside will be permitted if the dwelling as extended:

1. Is not disproportionate in size to the original dwelling,

2. Would not unacceptably affect the character of the existing dwelling and its contribution to rural character; and

3. Would have no materially greater impact on the landscape.

Whilst the proposal relates to a detached garage, the impacts of the proposal should be assessed in respect of the above.

Visual Impact

The dwelling is located on rising land and is elevated above road level. In addition the plot is also in an elevated position above the dwellings to the west, being Highmead and Cartref. When viewed within the plot the garage being located in the north west corner would be partly screened by the existing house and would have limited views from the road located at a lower level.

However when viewed form the west and the entrance to Highmead and Cartref, the garage would be visible. The original scheme proposed a garage with an eaves height of 4.4 metres and ridge height of 6.3 metres. In addition given the difference in ground level,  the garage would be viewed against the retaining boundary wall and would appear significantly higher, when viewed outside of the plot (form the west).  The garage would therefore appear as an overly dominating structure which was considered harmful to the setting of the existing dwelling and the adjacent dwellings.

In response to the concerns raised, the garage has been amended by reducing the eaves and ridge heights by 1.4 and 1 metre respectively. The amendments have resulted in a better proportioned building which appears less top heavy with the first floor accommodation appear more a secondary element with accommodation within the roof rather than full first floor accommodation. 

As amended the garage will still be visible from the properties to the west and is set off the boundary by about 1 metre, and would about the boundary at its south- west corner. 

The amended scale, form and design is now considered acceptable in terms of the impact on the character of the existing dwelling and would not unacceptably impact on the semi-rural character of the area.  

Impact on neighbouring amenities

The comments received from the occupiers of Highmead and Cartref in respect of the original scheme are noted. As set out above the scale of the garage has been reduced in order to reduce the overbearing impact of garage on the neighbours. 

The most immediately affected dwelling is that of Cartref (a bungalow) which is located immediately to the west of the garage at a lower level. This property is/has been extended under planning permission ref 2017/00078/FUL, to the side including a new entrance in to the dwelling on the side. 

The amended scheme is not considered to cause an unacceptable level of harm to the amenities of these occupiers. Given that a 2 m high fence could be erected on the retaining wall, only some 1.2m of wall would be visible above the fence line, where the roof above slopes away from the boundary. As such the relationship of the garage to Cartref is not one where the proposal would have any overbearing impact on any habitable windows or amenity space.

With regards to any impact on the amenities of Highmead, at its nearest the garage would be 11 metres from this property, although this would be screened by the retaining/boundary  wall between properties and some of the existing vegetation on the boundary.  In addition the windows on the front of the gable, where visible through the boundary planting would generally overlook the shared driveway of Highmead and Cartref. However, should the planting along the boundary fail, the side garden of Highmead would be overlooked, within a distance of 10 metres. Therefore it is considered necessary to ensure that the glazing up to a height of 1.7 metres internally shall be non opening and obscure glazed, which shall be required by condition.  

The dwelling to the north (Timbertops) is sited some 40 metres away with a Leyland cypress hedge acting as a screen along the southern boundary of Timbertops. Given the distance of this dwelling, the proposal will not have any impact on the amenities of these occupiers.
Impact on Trees

Due to the proximity of trees adjoining the site, the application has been supported by an arboricultural report and tree constraints plan.

The arboricultural report states that the plot is marked by the presence of existing mature trees and mixed shrubs and that all of the relevant tree cover is on neighbouring third party owned land situated just over the western (T1) boundary and the northern (T2, 3 & 4) boundary. T1, growing within the property of Cartref is a mature sycamore which was pollarded at 4m AGL around 5-10 years ago, whilst T2, 3 & 4 are Leyland cypress which are part of  a hedge acting as a screen along the southern boundary of Timbertops. These trees were topped at a height of around 9m again around 5-10 years ago. Of note here is the fact that all four trees which are relevant to this design show a marked phototrophic growth and overhang into and over the plot by as much as 5m.
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The report states “Tree Numbers T1, T2, T3 & T4 are assessed as Category C – being unremarkable and of low quality with an estimated life expectancy of at least 10 years. Thus, the selective thinning / removal of these trees may be

considered in order to facilitate / compliment the proposed development at the

site. Such management options may be problematic, however, considering the

fact that all of the trees are in third party ownership on neighbouring land.

Therefore, prior consent to the remedial tree work recommended by this report

to make the trees safe and abate nuisance or tree removal to facilitate the

development of this site will need to be acquired from the owners of this land.”

In respect of the effect of the garage on the Amenity Value of Trees on or Near the site, the proposed design will require the pruning of the relevant surrounding trees back to the boundary line in order to fit the above ground footprint into the

space. In the medium to long term, the report recommends the removal of the relevant trees – particularly T1 which is growing out of the retaining boundary wall and is also very close to the eastern end wall of the current refurbishment of Cartref. However, the recommended tree work for the trees in the short term will increase their amenity value in the space available whilst maintaining the screening, conservation and landscape benefits they also provide.

The report states that no construction of foundations or installation of services should take place within the Root Protection Area (RPA) of any retained tree as 90% of tree roots are found in the top 600mm of soil and an undisturbed rooting environment is vital to the long term health & stability of the tree.

Notably, the proposed construction of the garage will not require an incursion into the RPA of T1 as the tree is located down over the boundary 2m below the site of

the garage.

The RPA’s of the Leyland cypress (T2, 3 & 4) do theoretically spread south over the boundary into the building footprint, but the report states that the rooting morphology of these trees is more likely to favour the open garden soil conditions to the west, north and east rather than the harsh compacted soil conditions under the sealed paved and concreted surfaces over the boundary in Westra Fach. As a

result, any rooting from T2, 3 or 4 which does stray over the boundary into

Westra Fach will be driven deeper by surface compaction and will be unlikely

to be affected by the garage construction. In this way, the future health and

stability of these trees – if retained - will not be jeopardised.

In light of the above, the arboricultural report, provides sufficient comfort that the health identified trees will not be under threat from the proposed garage and the recommended pruning of the relevant surrounding trees back to the boundary line in order to fit the above ground footprint into the space, will not compromise the health of the trees.

Parking and amenity space

The garaging will provide parking for two cars and there is additional parking on the driveway and parking area to the front of the dwelling. Whilst the proposal will result in the loss of some amenity space to the rear, the property sits within a large plot and sufficient amenity space remains within the plot to serve the dwelling.

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 for the area comprises the Vale of Glamorgan Adopted Local Development Plan 2011-2026.

Having regard to Policies SP1- Delivering the Strategy, MD2 - Design of New Development and MD12 - Dwellings in the Countryside, the proposal, as amended, is considered acceptable in respect of is siting, scale and design and would not have unacceptable impact on the amenities of adjacent occupiers and will not impact on the health of the trees which adjoin the site.   
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 shall begin no later than five years from the date of this decision. 


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: 


0552/50 - Site Location Plan


0552/51 Rev A - Proposed Site Plan


0552/55 Rev A - Proposed Floor Plans


0552/56 Rev A - Proposed Front & Side Elevations


0552/57 Rev A - Proposed Side Elevations


0552/58 - Proposed Sections


Received on 21 August 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.
Any part of the first floor window in the front elevation that is below 1.7m in height above the level of the floor in the room that it serves, shall be obscurely glazed to a minimum of level 3 of the "Pilkington" scale of obscuration and fixed pane at the time of installation, and so retained at all times thereafter.


Reason:


To ensure that the privacy and amenities of adjoining occupiers are safeguarded, and to ensure compliance with Policies SP1 (Delivering the Strategy) and MD2 (Design of New Developments) of the Local 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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