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Kent Property Services  13, Harlech Drive, Dinas Powys, Vale of Glamorgan. CF64 4NZ

Blade Building Design  Enfys, Llanfihangel Talyllyn, Nr Brecon. LD3 7TG

13, Harlech Drive, Dinas Powys
Two storey side extension 

SITE AND CONTEXT

The application site comprises an existing semi-detached, two storey dwelling located on Harlech Drive, close to the junction with Caernarvon Close.

The property has vehicular access off Harlech Drive with a driveway to the side which gives access, via a double gate, to a single storey, detached flat roofed garage to the rear.
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The property lies within the settlement boundary for Dinas Powys as defined in the Local Development Plan. 

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the construction of a two storey extension on the side elevation of the dwelling. The pitched roof extension will be constructed up to the boundary with the neighbour at 11 Harlech Drive. The extension will be in line with the rear elevation, but have a set back from the front elevation of 1.5m, and a set down from the main ridge and front roof plane. 

The proposal also entails the construction of a single storey, hipped roof entrance porch on the front elevation of the two storey side extension, which will be in line with the existing main front elevation.
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Notwithstanding the details on the submitted forms, the agent has confirmed that the external finishes will be a mix of brick and render to match the existing.

PLANNING HISTORY

2002/01318/FUL - New bay window to front elevation – Approved 8 November 2002.

CONSULTATIONS

Dinas Powys Community Council – Initially consulted on 26 October 2017, and re-notified of amended plans on 19 February 2018. No comments received to date.

Local Ward Member Cllr A Robertson – No objections.


REPRESENTATIONS

The occupiers of neighbouring properties were notified on 26 October 2017. In addition a site notice was posted on 3 November 2017.

Representations have been received from the occupiers of 11 Harlech Drive and 17 Caernarvon Close. These are available on file to view in full, however, in summary the mains concerns raised relate to:-

· The use of scaffolding on neighbouring property and effect on safe access to their property.

· Will boundary wall be removed/replaced.

· Noise and disruption during building.

· Vehicles blocking drive.

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 Development Policies:

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


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 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; and Chapter 9-Housing, including 9.3.2, 9.3.3 and 9.3.4. 

Technical Advice Notes:

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

· TAN 12 - Design including paragraphs 2.6, 4.3, 4.8, 5.6 and 5.11-Housing design and layout. 

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.  

· Parking Standards. 
In addition, the following background evidence to the Local Development Plan is considered relevant to the consideration of this application insofar as it provides a factual analysis and information that is material to the issues addressed in this report:

· Sustainable Settlements Appraisal Review (2016). 

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

In assessing the proposal against the above policies and guidance it is considered that the main issues include design and visual impact; any effect on neighbouring and general residential amenity; and highway safety.

Design and visual impact
In policy terms the site lies within the settlement boundary for Dinas Powys as defined in the LDP. Policy MD5 relates to Development within Settlement Boundaries and permits development subject to certain criteria, including, criterion 3 – is of a scale, form, layout and character that is sympathetic to and respects its immediate setting and the wider surroundings and does not unacceptably impact upon the character and appearance of the locality. Policy MD2 which relates to the Design of New Development also has a criteria relating to context, and criterion 1 which requires new development to 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 proposal entails a two storey extension to the side over the existing driveway, which sits alongside the neighbour’s driveway at 11 Harlech Drive. The extension will be constructed up to the neighbour’s boundary. This creates the potential for a ‘terracing’ effect within the street scene should the neighbour wish to similarly extend. As such, the applicant was requested to re-consider the proposal and revised plans have subsequently been submitted.

Although the proposal has not been moved off the boundary, nevertheless, there is now a noticeable set back of the first floor from the main front elevation. This coupled with the set down in the ridge should serve to minimise any potential ‘terracing’ effect. 

Furthermore, there are other examples of similar side extensions within the existing row of housing, including, 3, 5, and 9 Harlech Drive. Indeed, Nos. 3 and 5 are alongside each other where the latter extension at No. 3 was required to be set off the boundary to maintain a space between the properties. It is appreciated that these are historical, however, they are representative of a considerable number of terraced properties within the Murch estate, which is characterised by a mix of house types, including terraces in the vicinity of the application site, such as 2-14 Harlech Drive, and Caernarvon Close opposite.   

Thus it is considered that, in this instance, the revised proposal represents an acceptable scale, form and design of extension that should have no adverse impact on the house itself or the wider street scene.

Neighbouring and residential amenity
Criterion 8 of policy MD2 requires that new development should safeguard existing public and residential amenity, particularly with regard to privacy, overlooking, security, noise and disturbance. Additional guidance is contained in the Council’s SPG on Amenity Standards.

The two immediately adjoining neighbours are 11 and 15 Harlech Drive. As the proposed extension is confined to the side elevation, the occupiers at the other half of the semi, 15 Harlech Drive, will not be affected. In relation to the impact on the occupiers at No. 11, it is noted that the proposed extension will be sited to the north east, and will not extend beyond either the rear or front elevation. As such it is considered that the proposal will have a limited impact in relation to overshadowing. On the potential for the extension to be overbearing in nature, it is considered that this will not be to such a degree as to justify a refusal, particularly as the facing side elevation at the neighbouring property contains only a doorway and a first floor landing window. 

On the issue of privacy, again it is noted that the side elevation at No. 11 contains no habitable room windows, whilst the side elevation in the proposed extension has no openings. As such the proposal will not adversely affect the current levels of privacy between the two properties. 

As regards the residential amenity of the application site itself, the proposal represents a relatively small increase in floor space, which will not result in the loss of any existing garden space. It is considered that sufficient private amenity space will remain to serve the extended dwelling.

Highways
It has already been noted that the proposal will be constructed over the existing driveway. This will not only result in the loss of part of the existing driveway, but will also block access to the existing garage to the rear of the house. As such, the construction of the proposed extension will affect the current on-site car parking arrangement. 

It is acknowledged that the proposal will result in the loss of on-site parking space, which will fall below the maximum requirement under Council’s Parking Standards, which is three spaces for both the existing and extended property. However, one parking space will be retained, and there is available on-street parking in the vicinity. Furthermore, the site is a sustainable one, being close to the town centre, its facilities and access to public transport. As such, it is considered the reduced provision is acceptable to serve the extended dwelling, and the proposal should not cause any detriment to highway safety.

Other issues
As already noted the immediate neighbour at 11 Harlech Drive, and the neighbour opposite at 17 Caernarvon Close have raised a number of concerns over the proposal. The concerns relate to the position of any scaffolding, and works to the existing boundary, plus disturbance during construction, including noise and vehicles blocking access. These are all matters that are outside of the remit of planning control. In the case of the scaffolding and works to the common boundary, these do not relate to any public interest, but are private matters for the applicant and neighbour to resolve between themselves, including the separate Party Wall Act. As for the potential for disturbance during construction, this is again covered by separate legislation, including Environmental Health, and the police where there is an obstruction to a public highway.

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

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 SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD2-Design of New Development, and MD5-Development Within Settlement Boundaries, of the Vale of Glamorgan Adopted Local Development Plan 2011-2026; Supplementary Planning Guidance on Amenity Standards, Model Design Guide for Wales, and Parking Standards; and national guidance contained in Planning Policy Wales, and TAN12-Design; it is considered that the proposal is an acceptable extension to an existing dwelling that generally preserves the character and appearance of the house itself and the wider area. In addition, the proposal should have no adverse impact on neighbouring and general residential amenity, or highway safety.
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: 


- Site location plan, received 5 October 2017;


- Existing Plans, Drg. No. 1399/17/01, received 5 October 2017;


- Existing Elevations, Drg. No. 1399/17/02, received 5 October 2017;


- Proposed Plans, Drg. No. 1399/17/03B, amended plan received 9 February 2018; and 


- Proposed Elevations, Drg. No. 1399/17/04B, amended plan received 9 February 2018.


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.
The materials to be used in the construction of the external surfaces of the extension shall match those used in the existing dwelling.


Reason:


To safeguard local visual amenities, as required by Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD2-Design of New Development and MD5-Development within Settlement Boundaries 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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