2017/00694/FUL
Received on 30 June 2017

Ms. Debbie Lee Glebe Cottage, Mount Road, The Common, Dinas Powys, Vale of Glamorgan, CF64 4DT

Meridian Building Design, The Rise, 41a, Highwalls Avenue, Dinas Powys, Vale of Glamorgan, CF64 4AQ

Glebe Cottage, Mount Road, The Common, Dinas Powys
Proposed new porch and conservatory

SITE AND CONTEXT

The application site is located at Glebe Cottage, The Common, accessed from Mount Road, in the West of Dinas Powys. The dwelling is a two storey end terrace cottage. It is situated within a limited sized plot, with a small garden to the rear and parking available on the road to the West. The dwelling is only visible from a pathway to the East and the adjoined gardens of the other dwellings within the terrace. To the South, the cottage adjoins land belonging to dwellings which are over twenty metres away. 

The application site lies within the Dinas Powys Conservation Area and adjoins dwellings to the South, North and East, with Dinas Powys Common to the West. 

DESCRIPTION OF DEVELOPMENT

[image: image1.emf]This is a full application for a new porch and conservatory. The conservatory is located at the rear of the dwelling and will be 3.0 metres in width and 3.9m in length. The proposed porch, located on the front elevation will be 2.5 metres in width and 3.0 metres in length. The proposed porch roof will have an atrium, and the rest will be completed with ISIS 900 roofing or similar. All new exterior walls will be fixed to the existing. The proposed can be seen below:  
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PLANNING HISTORY

2012/00855/FUL, Address: Glebe Cottage, The Common, Mount Road, Dinas Powys, Proposal: To reinstate the balustrade on the balcony area that has been extended as a result of the increased ground floor extension, Decision: Approved

CONSULTATIONS

Dinas Powys Community Council were consulted and no representation has been received to date

Conservation (Planning) was consulted and no representation has been received to date 

GGAT
 – have stated that they have no objections to the positive determination of this application

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

REPRESENTATIONS

The neighbouring properties were consulted on 17 July 2017.

The neighbourhood consultation period ended on 07/08/17. To date only one representation had been received from no.20 Fernbank, Station Road, Dinas Powys. Concerns were raised (as summarised) regarding the following:

· More information on the location of the soak away

· Reduction on the increased roof areas

· A solid roof for the conservatory

· More information on the scale of future hard landscaping plans

· Proposals for genuine disabled access from The Common to Glebe Cottage with   access to the kitchen area.

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:

Managing Development Policies:

Policy MD2 - Design of New Development

POLICY MD5 - DEVELOPMENT WITHIN SETTLEMENT BOUNDARIES

Strategic Policies

POLICY SP10 – BUILT AND NATURAL ENVIRONMENT

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 

· Model Design Guide for Wales  

· 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

· 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 principal issues include the design, visual impact and character of the dwelling, as well as its wider impact on the Dinas Powys Conservation Area. Consideration should also be given to impact on neighbouring amenity.

Visual Impact

The conservatory is located to the rear of the property and being single storey, will not be visible from or have any impact on Mount Road or Dinas Powys Common. The porch will be partially visible from Dinas Powys Common, however it is small in scale, and the design, in fitting with the existing property, 

The porch and the conservatory are limited in size. The conservatory will reduce the size of the dwellings garden however this is considered acceptable, and won’t impact severely on the character of the dwelling. Both proposed elements are subservient to the original dwelling house and the design is acceptable in line with Policy MD5. 

Policy SP10 states that proposals must preserve and enhance the heritage of the Vale of Glamorgan including, the historic qualities of Conservation Areas. For the reasons set out above, the development is considered acceptable on the Conservation Area 

Neighbouring amenity

Only one neighbouring plot (to the north) will be able to see the proposed extension. Views from the dwelling are largely obscured by an extension of the neighbouring property itself. The impact on the amenity of the neighbouring garden is acceptable and the extension will not cause any overbearing impact or loss of privacy

Other Matters

· With regard to the concerns raised by neighbours, the location of a soak away is an issue to be dealt with by building control. The increase in the dwellings footprint as well as the justification of the design and its impact on the wider conservation area is deemed acceptable as explained above, as is the design of the proposed conservatory roof.

The Council Ecologist was consulted, with regards to the flight paths of bats and does not consider that the proposed application will cause an increase in impact on bats using the area.     

In respect of  plans for a patio to serve the conservatory, the threshold level would not require an elevated patio. Moreover a patio can be constructed under Permitted Development rights up to a height of 30cm, without the need for planning permission. Finally, whether or not the dwelling is suitable for future disabled use is not a material planning consideration.

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 md2 - Design of New Development, MD5 - Development within Settlement Boundaries and SP10 Built and Natural Environment, the proposal is considered acceptable in respect of its siting, scale and materials, its impact on the dwelling and the wider street scene and Conservation Area. 
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: 


Existing  Drwg. No. MDL 01, Received: 30/06/17


Proposed, Drwg. No. MDL 02, Received: 30/06/17


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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