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6, Heol y Frenhines, Dinas Powys
Two storey side extension

SITE AND CONTEXT

The application site relates to 6 Heol-Y-Frenhines a two storey semi-detached dwelling located within the Dinas Powys Settlement Boundary. Heol-Y-Frenhines is a residential estate characterised by semi-detached dwellings of similar scale and design.  At present a garage exists to the northern side of the dwelling. The rear garden adjoins the curtilage of 8 Drylla. 

DESCRIPTION OF DEVELOPMENT

This is a full application for a two storey side extension. The extension will be 3.6 metres in width, adjoining the boundary with No.4 and will have a length of 7.7 metres. It will have a gabled roof with a ridge height of 6.1 metres and an eaves height of 5.0 metres. French doors are proposed at ground level on the rear elevation and a window on the first floor. On the principal elevation a door and two windows are proposed. The roof will be tiles and the wall brick, to match the existing. (All measurements are approximate)

The proposals can be seen below:
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PLANNING HISTORY

No relevant planning history exists for this site. 

CONSULTATIONS

Dinas Powys Community Council was consulted on 15/12/17 and no representation has been received at the time of writing.


Dinas Powys Ward members were consulted on 15/12/17 and no representation has been received at the time of writing. 

REPRESENTATIONS

The neighbouring properties were consulted on 15 December 2017 and letter of objection has been received from the occupiers of No. 31 Heol Y Frenhines, who raised the following concerns:

“Our property is directly opposite the proposed extension which will impinge on the overall view from our front windows.”

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 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.  

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  

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

The principal issues to consider when assessing these proposals against the above policy and guidance include the impacts on visual amenity, character of the existing building and wider street scene. The impact on neighbouring amenity and car parking should also be considered. 

Visual Impact

Criterion 2 of Policy MD2 which relates to the design of new development requires proposals to respond appropriately to the local context and character of neighbouring buildings. Development within settlement boundaries is covered by Policy MD5 which requires development to be 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. 

The extension will be visible from Heol Y Frenhines and therefore will have an impact on visual amenity. Furthermore, no other two storey side extensions exist in the immediate vicinity and as this two storey side extension is to the boundary the potential for “terracing” may exist, should the neighbour wish to similarly extend. However the siting; set down from the ridge and set back from the front by some 4.4 metres is as such that concerns of terracing are offset, should the neighbour construct a similar extension . This siting, as well as the scale, when compared to the existing dwelling and the design to match the existing is as such that these proposals form a subordinate addition. In accordance with policies MD2 and MD5 these proposals can be seen as sympathetic to the context and respectful of the immediate setting. 

Impact on neighbouring amenity

These proposals will have varying impacts on neighbouring amenity. In terms of overbearing, the proposed extension will abut the boundary with no.4. At present, both No.6 and no.4 have adjoining single storey garages in this location. As the extension is two storey in scale, it will have an increased impact on the neighbours compared to the single storey garage. However, as the proposals adjoin the neighbouring garage the overbearing impacts are offset. Furthermore, no.4 is located to the north of the application site; therefore no concerns of overshadowing will arise. As the extension is not confined to the side elevation, it will be visible from the neighbouring no.8. However, the application site is separated from No.8 by a tall boundary fence which offsets any potential harm. 

Concern was raised with the applicant regarding a window on the rear elevation of the first floor. It was deemed that this would have unacceptable overlooking impacts on the neighbour directly to the rear. Although an existing tall hedge obscured some views, a gap large enough to cause unacceptable detriment existed. These concerns were raised with the agent, who agreed to have the window obscurely glazed and non-opening above 1.7 metres. 

With regards to the residential amenity of the application site itself, the proposal represents a relatively small increase in floor space as it will be largely sited in place of the existing garage. It will result in a marginal loss of the existing garden space, and it is considered that sufficient private amenity space will remain to serve the extended dwelling.

Car parking provision 

The proposal will result in the loss of the existing garage for parking. However the dwelling would still be served by three parking spaces to the front, on the driveway, to adequately serve the dwelling, based on the Parking Standards which require a maximum of three spaces per dwelling.  

Other Matters 

With regards to the neighbours’ concerns, the right to a view is not considered a material planning consideration and therefore these are not considered planning grounds to form a refusal. The visual impacts have been assessed above and deemed acceptable due to design, siting and scale of the proposals.

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.

In line with policies MD2 – Design of New Development, MD5 – Development within Settlement Boundaries and SP1 – Delivering the Strategy of the adopted Local Development Plan, the proposals will not have detrimental impact on visual amenity, the surrounding street scene, neighbouring amenity or parking provision.

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 and proposed plans, Received 12/01/18


Site Location Plan, Received 11/12/17


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.

3.
The materials to be used in the construction of the external surfaces of the extension shall match those used on the existing dwelling at the time of this approval.


Reason:


To safeguard local visual amenities, as required by Policies SP1 (Delivering the Strategy) / MD2 (Design of New Development) of the Local Development Plan.

4.
The first floor window serving the west facing rear elevation, as detailed on the submitted plans Received 12/01/18, shall be glazed and non-opening below 1.7 metres using obscured glass to a minimum of level 3 of the "Pilkington" scale of obscuration at the time of the construction of the development hereby approved and prior to the first beneficial use and shall thereafter be so maintained at all times.


Reason:


To ensure that the privacy and amenities of adjoining occupiers are safeguarded, and to ensure compliance with Policy MD2 of the adopted 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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