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13, Perclose, Dinas Powys
Replacement of single storey attached garage with two storey side extension. Single storey rear extension and front entrance porch

SITE AND CONTEXT

The application site is located within a small cul-de-sac within the settlement boundary of Dinas Powys, the street scene is characterised predominantly by semi-detached housing with some groups of terraced housing. See inset map for illustration.
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DESCRIPTION OF DEVELOPMENT

The application, as amended proposes the demolition of the existing conservatory on the rear elevation and replacing the single storey garage with a two storey side extension.

The two storey side extension will increase the footprint of the garage by approximately 2.6m in length and 2.3m in width at the rear, to bring the garage in line with the rear elevation of the main house. The front of the garage will be brought forward by approximately 0.8m, in line with the principal elevation of the main house. At first floor level, the two storey side extension will be in line with the back wall of the house but will be set back 1.5m from the principal elevation of the house and set down from the ridge line. In addition, the application proposes a single storey rear extension onto what would be the newly built two storey side extension; this would measure approximately 2.8m in depth, 3.8m in width and 2.6m in height to form an open plan kitchen diner and lounge. Finally, the proposal includes adding a small porch onto the principal elevation of the dwelling, measuring approximately 1.35m in depth and 2m in width. See inset plans and elevations for illustration.
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PLANNING HISTORY
None relevant to this application. 

CONSULTATIONS

Dinas Powys Community Council were consulted on 15/01/18, no comments have been received to date.

Local Ward Councillors were consulted on 15/01/18, no comments have been received to date. 

NRW were informally consulted on 12/02/18 and offered no objections as the proposal is ancillary to the existing dwelling and is less than 250m2. It is recommended that the applicant implement flood proof measures such as raised sockets for example.  

REPRESENTATIONS

Neighbouring properties were consulted on 15/01/18, no 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 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 

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:

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

Design and Visual impact 

The original scheme proposed the two storey side extension being in line with the front elevation of the dwelling and up to the side boundary. However, if the adjacent dwelling were to build a similar extension the dwellings would appear linked and thus result in a terracing affect. 

Subsequent amendments were made to the two storey side extension, which have significantly improved the proposal as it has been set back by 1.5m at the first floor level, reducing the impact of terracing on the surrounding street scene and providing a degree of openness at first floor level, to a point where if the adjacent dwelling were to build the same extension (as amended) there would not be a terracing affect
Following amendments to the plans, the proposal is now considered acceptable in terms of scale and massing and is appropriate to the context of the surrounding street scene as the proposal is set back at the first floor level and down from the ridge line so as to appear subservient to the main dwelling. In addition, the single storey extension and the porch proposed is acceptable under permitted development rights so naturally does not pose any issues by way of siting, scale or massing. 

The design of the proposal is considered acceptable as the most visible part of the proposal, the side two storey extension will incorporate brickwork to match that of the existing dwelling. The rear single storey extension will not be visible from a public highway and therefore will not have an unacceptable impact upon the surrounding street scene. In addition, the proposed porch is modestly sized and in accordance with the surrounding context. 

Impact upon neighbours 

The proposal is considered to have minimal effect on the neighbouring properties; the window on the existing Eastern elevation will be removed preserving the privacy of no.14. The proposed window at the 1st floor level of the two storey side extension will not have a significant effect on the privacy of the neighbours as the siting of the existing houses means that the rear gardens are already reasonably visible. In addition, as the single storey rear extension falls under permitted development rights, it is considered it will have minimal impact on the neighbours at no.14.  

Amenity space

There are no amenity concerns regarding the proposal as a sizeable garden space will remain after the proposals would be implemented. 

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) and MD5 (Development within Settlement Boundaries), the proposal is considered acceptable according to its appropriate siting, scale, design. It is not considered that this proposal will unacceptably impact the amenity of the adjoining neighbours. 

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: 


A3-001- REV A - Location Plan & Existing Site Layout Plan received on 15 January 2018


A3-104 - REV A – Proposed Elevations received on 13 February 2018


A3- 105 - REV A – Proposed Floorplans received on 13 February 2018


A3- 106- REV A – Proposed Cross Section received on 13 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.

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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