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21, Station Road, Dinas Powys
Proposed extension to rear elevation and roof extension to provide remodelled 1st floor 2 bed apartment and new 2 bed 2nd floor apartment & balconies

SITE AND CONTEXT

The application site relates to a two storey detached building located within the Dinas Powys settlement boundary. The ground floor of the building is subdivided into 2no retail units that are occupied by a funeral directors and therapy salon. The first floor is occupied by a two bedroom flat accessed from a side access lane.

The two storey building has a gable end wall to the street, finished in roughcast render under a slate gabled roof. On the ground floor, the brick pilasters, console and fascia are readily recognised although modern shop fronts have been inserted. On the first floor, there are three equally spaced pairs of two pane, top hung casement windows

The building sits within the Dinas Powys Conservation Area.
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DESCRIPTION OF DEVELOPMENT

This is a full planning application for a first floor rear extension and roof extension to provide remodelled 1st floor 2 bed apartment and new 2 bed 2nd floor apartment. The existing roof would be extended from a pitched roof to create a third storey with a gable finishes to the side. 

The apartments would be served by rear first and second floor and front second floor external amenity areas. The areas to the rear would be screened by part solid walls and part privacy glazing.

The flats would be served by 1 no car parking space each which would be provided by the demolition of the existing garage to the rear.

The proposal also includes the installation of an external lift for the funeral directors business.
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PLANNING HISTORY

1981/01560/FUL, Address: 21, Station Road, Dinas Powys, Proposal: Propose rear store extension to existing shop premises, Decision: Approved

1991/00269/FUL, Address: 21A, Station Road, Dinas Powys, Proposal: Change of use - Class A1 to Class A2 (Financial Advisors), Decision: Approved

CONSULTATIONS

Dinas Powys Community Council were consulted on 21 September 2017. No response was received at the time of writing this report.


Highway Development were consulted on 21 September 2017. A response received on 09 October 2017 confirms that the parking spaces are not adequate in size to allow occupants to exit the vehicles and further details are required in respect of the lift being proposed and that vegetation that currently reduces the ability for vehicles to manoeuvre in and out of the garages, will be removed.


Dinas Powys Ward Members were consulted on 21 September 2017. No response was received at the time of writing this report.


Conservation (Planning) Officer was consulted on 29 September 2017. A response received on 09 April 2017 confirms an objection to the proposal. 

REPRESENTATIONS

The neighbouring properties were consulted on 21 September 2017 and a site notice was also displayed on 29 September 2017. To date no letters of representation have been received.

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
Policy SP10 – Built and Natural Environment
Managing Growth Policies:

Policy MG4 – Affordable Housing
Managing Development Policies:

Policy MD2 - Design of New Development
Policy MD5 - Development within Settlement Boundaries


Policy MD8 - Historic Environment 


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.  

Paragraph 6.5.17 is of relevance:-
“Should any proposed development conflict with the objective of preserving or enhancing the character or appearance of a conservation area, or its setting, there will be a strong presumption against the grant of planning permission. In exceptional cases the presumption may be overridden in favour of development deemed desirable on the grounds of some other public interest. The Courts have held that the objective of preservation can be achieved either by development which makes a positive contribution to an area’s character or appearance, or by development which leaves character and appearance unharmed.”
Para 6.5.21 states:

“There will be a strong presumption against the granting of planning permission for developments, including advertisements, which damage the character or appearance of a conservation area or its setting to an unacceptable level. In exceptional cases, the presumption may be overridden in favour of development considered desirable on the grounds of some other public interest. Preservation or enhancement of a conservation area can be achieved by a development which either makes a positive contribution to an area’s character or appearance or leaves them unharmed”.
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)

· Technical Advice Note 24 – The Historic Environment (2017)

In particular paragraph 2.6 states:-

“Design which is inappropriate in its context, or which fails to grasp opportunities to enhance the character, quality and function of an area, should not be accepted, as these have detrimental effects on existing communities.”

Paragraph 4.8 states:-

“Appraising “character” involves attention to topography; historic street patterns, archaeological features, waterways, hierarchy of development and spaces, prevalent materials in buildings or floorscape, architecture and historic quality, landscape character, field patterns and land use patterns, distinctive views (in and out of the site), skylines and vistas, prevailing uses and plan forms, boundary treatments, local biodiversity, natural and cultural resources and locally distinctive features and traditions (also known as vernacular elements).”

· Technical Advice Note 24 – The Historic Environment (2017)

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:

· Residential & Householder Development

· Affordable Housing

· Model Design Guide for Wales  

· Parking Standards (Interactive Parking Standards Zones Map)  

· Planning Obligations

· 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

The main issues to be assessed are the principle of the conversion, the potential impact upon the character of the area and the wider Dinas Powys Conservation Area, car parking and the impact upon amenity of neighbouring residential occupiers. Amenity space and affordable housing is also material consideration.

Principle

The site is located within the settlement boundary of Dinas Powys.  Therefore, the principle of the conversion of the existing flat to create 2 separate flats is considered to be acceptable in principle in terms of planning policies contained within the Vale of Glamorgan Local Development Plan 2011-2026.

Impact on Character/Dinas Powys Conservation Area

The application property is a traditional pitched roof two storey building typical of the pattern of development within the immediate streetscene. The property has a pitched roof with a gable roof to the front elevation. A two storey outrigger is located to the rear of the main building with a single storey rear extension located to the rear of the outrigger.

In terms of character of the Conservation Area, Policy MD8 is particularly relevant and states that ‘…Development proposals must protect the qualities of the built and historic environment of the Vale of Glamorgan, Specifically…within Conservation Areas, development proposals must preserve or enhance the character or appearance of the area…

This is supported by national guidance including PPW which states at paragraph 6.5.17:-

“Should any proposed development conflict with the objective of preserving or enhancing the character or appearance of a conservation area, or its setting, there will be a strong presumption against the grant of planning permission. In exceptional cases the presumption may be overridden in favour of development deemed desirable on the grounds of some other public interest. The Courts have held that the objective of preservation can be achieved either by development which makes a positive contribution to an area’s character or appearance, or by development which leaves character and appearance unharmed.”

In terms of character of the Conservation Area Policy MD2 is also of particular relevance and states that ‘…new developments…will be of a high standard of design that positively contributes to the context and character of the surrounding natural and built environment and protects existing features of townscape or landscape interest;

The application as submitted proposed amongst other proposals, the construction of 4no flat roof dormer extensions to the side elevation. The agent was advised of the Councils concerns relating to the dormers and other aspects of the proposal. Amended plans were submitted removing the dormers but replacing this with gables roof extensions to both sides of the main building creating a third storey. The amended proposal also includes a reduction in the front gable to create a first floor balcony and the insertion of doors/glazing within the second storey.

As aforementioned, the application property is typical of that found within the conservation area. Although a modern shopfront has been fitted to the ground floor, the property retains its character through its scale, proportions and massing.

Lift

The proposed access lift would be located to the rear and not visible from the wider area, as such this aspect of the proposal is considered acceptable in terms of visual impact.

Rear Balconies.

With regards to the balconies, these would be located to the rear and would have limited views from public vantage points, these are therefore considered acceptable in terms of visual impact. 

Rear first floor extension

In terms of the first floor rear extension, it would be finished with a flat roof to be used as a balcony for second floor flat, where the eave height would match that of the main building. Whilst the extension would be located to the rear, the extension would be visible from the streetscene as an access lane separates the application site and the adjoining property. 

The proposed extension coupled with the second floor extension would result in significant massing which is considered wholly inappropriate and out of character with the scale of the existing building and massing of neighbouring buildings. As such the proposal is considered neither to preserve nor enhance the character of the Dinas Powys Conservation Area.

Roof Extension

The proposal seeks to completely remove the roof and the front facing gable, by inserting a 2nd floor above the existing 1st floor under a flat roof. A minimal set back is proposed which will do little to mitigate the significantly increased mass of the proposed development. The proposal will result in the loss of the vertical detailing in the gable and the prominent chimneys located on the roofplane. 

This alteration is significant and pays little regard to the character and appearance of the conservation area. Whilst the application is supported by a statement citing various developments, including some of an overtly contemporary form, that have benefited from planning permission in recent times none of these are directly comparable.

The proposed roof extension would be marginally set back from the front wall of the building, however, this aspect of the proposal is considered to pay little regard to the character and appearance of the Dinas Powys Conservation Area, which is characterised by simple two storey pitched roof buildings of traditional form. Moreover the 2nd floor extension would be visible when approaching the centre of the village particularly from the south along Station Road. 

The proposal would result in a three storey dwelling in a prominent location at odds with the built form with the immediate streetscene. It is noted that there are modern three storey dwellings within the immediate area, however these are considered appropriate in their context.

The proposal also includes the creation of a front balcony which is also considered an alien feature in context of the host building and wider conservation area. The creation of this balcony in a prominent position would degrade and harm the traditional character of the conservation area which is simple in form.

As aforementioned, paragraph 6.5.17 of PPW states:
“Should any proposed development conflict with the objective of preserving or enhancing the character or appearance of a conservation area, or its setting, there will be a strong presumption against the grant of planning permission. In exceptional cases the presumption may be overridden in favour of development deemed desirable on the grounds of some other public interest. The Courts have held that the objective of preservation can be achieved either by development which makes a positive contribution to an area’s character or appearance, or by development which leaves character and appearance unharmed.”
The proposal as submitted is considered to conflict with this advice and considered neither to enhance nor preserve the Character of the Dinas Powys Conservation Area. It is noted that the Council’s Conservation Officer has also objected to the proposal on the reasons noted above. 

Notwithstanding this, no real justification has been submitted for the proposed development beyond the desire to provide residential accommodation for the applicants children. These personal circumstances do not overcome the considerable harm caused to the character and appearance of the conservation area.

In light of the findings above, the proposed development is considered contrary to the provisions of Policies MD8 criterion (1) and MD2 criterion (1) of the adopted Vale of Glamorgan Local Development Plan 2011-2026, the Dinas Powys Conservation Area Appraisal and Management Plan 2011, and guidance provided in Planning Policy Wales (Edition 9, 2016). TAN 12 – Design and TAN 24 – The Historic Environment (2017)

Impact on the amenity of neighbouring properties

The Council’s SPG on Residential & Householder Development seeks to ensure that any new development that has a negative impact on the existing levels of privacy and amenity should be avoided. 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.”

Criteria 8 of Policy MD2 of the Local Development Plan states proposals should safeguard public and residential amenity, particularly with regard to privacy, overlooking, security, noise and disturbance.

With respect of impact on the amenity of neighbouring properties, the proposed extensions would be located on the boundary with No 23 Station Road. This neighbouring property is sited further back from the road than the application site and the second floor extension would be located adjacent to the front windows and garden. Whilst the additional massing will have some impact on the neighbours dwelling, given that the application site is located to the north of the neighbouring dwelling, it is not considered that the impacts will cause sufficient harm on the amenity of these neighbours, in terms of overshadowing and overbearing.

Given the relationship between the two properties, the rear first floor extension is not considered to adversely impact the amenities of No 23.

The neighbour at No 19 Station Road is occupied by a ground floor A3 use and it would appear that the first floor is unoccupied but planning history would suggest it was last used as office space. The proposal would include a first floor side facing window facing these neighbours. The proposal would be separated by an access lane and the neighbours have no habitable first floor windows facing the extensions, as such the proposal is not considered to harm the privacy or amenity of these neighbours.

Limited details of finished floor levels of the proposed balconies have been provided. However, the agent has confirmed that these would be at least 1.7 metres above internal floor level and therefore acceptable in terms of impact on neighbouring privacy. Should all other aspects of the proposal been acceptable, this aspect could be controlled by condition.

The balcony to the front elevation would be located within approximately 18 metres of first floor windows at the residential flat opposite. Whilst there is already a degree of overlooking between this property and the application site, further high level glazing and outdoor amenity areas are considered to harm the privacy and amenity of these neighbours and would fail to meet the 21 metres separation distance between opposing first floor windows recommended by the Council’s Residential & Householder Development SPG.

Paragraph 9.2.1 of the SPG goes on to outline how a sense of privacy within a residential property, coupled with freedom from overlooking in private garden areas is 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. 

Overall the proposal is considered to be harmful to the amenity of neighbouring properties which would be contrary to Policy MD2 and the advice provided in Council’s Residential & Householder Development SPG & Planning Policy Wales.

Amenity Space

In accordance with the Council’s Residential & Householder Development SPG, flats require between 12.5 and 20 sq. m. per person in amenity space. In terms of external amenity space, the plans show amenity areas for both flats measuring between 24-27 sqm which would fall short of Council’s amenity standards, however on balance the size of amenity space is considered acceptable given the size and nature of the units.

Parking

In respect of parking, the proposal includes 2 no off road parking spaces accessed from the side access lane. The Council’s Highway Officer has noted that the size of the spaces would make use of the spaces difficult. 

The amended plans show the removal of the existing garage to try to create additional space, however this still falls short of the 3 metre widths required by the Council’s Highway Officer to provide usable spaces. Notwithstanding the highway concerns, the parking area could accommodate 2no off road car parking spaces and are on balance are considered sufficient to serve the units, particularly given the village centre location of the site.

Affordable Housing

LDP Policy MG 4 requires new residential developments in Dinas Powys to make provision for 40% affordable housing, however, in the case of conversions of existing buildings this is only applicable where there is a net gain of 2 or more dwellings. In this gain, there is only a net gain of 1 and therefore no provision is required.

REASON FOR RECOMMENDATION

Having regard to Policies SP1 (Delivering the Strategy), SP10 (Built and Natural Environment), MD2 (Design Of New Development), MD5 (Development within Settlement Boundaries) & MD8 (Historic Environment) of the Vale of Glamorgan Adopted Local Development Plan 2011-2026 and adopted the Supplementary Planning Guidance ' Residential & Householder Development' and ‘Dinas Powys Conservation Area Management Plan and national guidance for development in conservation Planning Policy Wales (Edition 9, 2016) TAN12 (Design) and TAN24 (The Historic Environment), it is considered that the proposal, by virtue of its scale and massing and impact on the street scene would result represent an unacceptable form of development that will neither preserve nor enhance the character and appearance of this part of the Dinas Powys Conservation Area and would harm the amenities and privacy of neighbouring properties.
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

REFUSE (W.R.)

1.
The proposal, by virtue of its scale, massing and design will represent an unacceptable form of development, harmful to the character of the building and will neither preserve nor enhance the character and appearance of this part of the Dinas Powys Conservation Area. The proposal would therefore be contrary to Policies SP1 (Delivering the Strategy), SP10 (Built and Natural Environment), MD2 (Design Of New Development),  MD5 (Development within Settlement Boundaries) & MD8 (Historic Environment) of the Vale of Glamorgan Adopted Local Development Plan 2011-2026 and adopted the Supplementary Planning Guidance ' Residential & Householder Development' and ‘Dinas Powys Conservation Area and national guidance for development in conservation Planning Policy Wales (Edition 9, 2016) and TAN12 (Design) and TAN24 (The Historic Environment).
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