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Arosfa, Sully Road, Penarth
New rear and side single storey extensions and roof conversion to include 2 No. front facing dormer windows and large rear dormer extension

SITE AND CONTEXT

The application site comprises an existing detached, pitched roof bungalow located on the western side of Sully Road. The property has an existing vehicular access over a grass verge onto Sully Road. 
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The property lies within the settlement boundary for Penarth as defined in the Local Development Plan (LDP). 

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the extension of the existing bungalow. The proposal entails the following works:-

· Demolition of an existing conservatory and removal of the hip roof over the existing kitchen annexe on the rear elevation.
· Replacement of the conservatory with a new single storey, flat roofed dining room extension finished in brickwork.

· Replacement of the hipped roof over the kitchen with a new flat roof, which will include a balcony area enclosed by a glass balustrade, and screened on either side by a 1.8m painted timber screen.
· A single storey, flat roofed utility room extension on the south side of the existing kitchen finished in smooth painted render.
· A flat roofed dormer extension on the rear elevation, clad in Siberian larch timber and including two sets of French doors, one with a Juliet balustrade, and the other giving access onto a the first floor balcony.
· Two pitched roof, gable fronted dormer windows on the front elevation, plus a new roof light. The dormers will be finished in render with cement fibre roof slates.
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PLANNING HISTORY

None on the application site itself, however, an application at the neighbouring property ‘Oakdale’ to the south is of relevance:-

2007/00782/FUL - Extension to existing dormer bungalow to create two storey house with single storey extension at rear – Approved 26 July 2007.

CONSULTATIONS

Dinas Powys Community Council – Consulted on 8 February 2018. No comments received to date.


REPRESENTATIONS

The occupiers of neighbouring properties were notified on 28 February 2018. In addition a site notice was posted on 9 March 2018.

No representations 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.
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-Development management and housing. 

Technical Advice Notes:

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

· TAN12 - Design including paragraph 2.6, 4.3, 4.8, 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:

· Residential and Householder Development. 

· 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; and any effect on neighbouring and general amenity.

Design and visual impact
In policy terms the site lies within the settlement boundary for Penarth 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.

It is considered that the proposed extensions are proportionate to the existing dwelling. The gable fronted dormer windows on the front elevation are similar to other such features in the wider area. The majority of the proposed works are located to the rear of the property. The proposed flat roof dormer is a relatively large structure, but it will be set down from the ridge line and set in from the sides. The contemporary approach in relation to the design and finishes of not only the dormer but the ground floor extensions is considered acceptable in this location. Indeed, the extension of the neighbouring property to the south ‘Oakdale’, from a bungalow to a two storey dwelling, includes timber cladding detail on both the rear and front elevations. Notwithstanding this, the proposed works to the front of the property are traditional in scale and form, and therefore, in terms of any impact on the street scene, this will be minimal.

As such it is considered that the proposal will not detract from the character and appearance of the house itself and should have no adverse impact on 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.

As already noted the majority of the works are on the rear elevation, with the larger extension positioned close to the boundary with the neighbour to the north at ‘Green Bank’. This will replace the existing conservatory, and project out approximately 4.5m from the main rear wall. As this is only single storey it is considered that there will be limited impact in relation to any overshadowing or overbearing effect.

On the issue of privacy, it is noted that the original proposal included a relatively large scale terrace/balcony at first floor. This was shown screened on its southern elevation by a 1.8m high and 3.25m long painted timber screen, with the remainder enclosed by a glass balustrade approximately 1.1m in height. It was considered that the proposed timber screen would afford some privacy to the occupiers of ‘Oakdale’ to the south, and the impact on the occupiers of ‘Hedd-fan’ to the west would not be significant, bearing in mind the length and the distance to the boundary. However, although the proposed terrace/balcony would be over 5.5m from the boundary with ‘Green Bank’ to the north, nevertheless, its elevated position, size, and lack of screen to the north, would allow for extensive views over the neighbour’s currently private rear garden. As such, the applicants were requested to reconsider this element of the scheme, and amended plans have been submitted.   

The amended plans have reduced the first floor balcony to an area of approximately 2m x 1m. This with the introduction of 1.8m screen on each side will minimise any overlooking of neighbouring properties to an acceptable level. 
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Original proposal





Amended proposal
However, there appears to be an error on the amended floor plan as the original reference to the flat roof as a ‘terrace’ has not been removed. This can be clarified by condition.

On the issue of the residential amenity of the application site itself, the additional floor space created by the proposed works is not insubstantial. However, the majority of this is at the new first floor level, with very little loss of existing garden space. As such, it is considered that the property will retain sufficient garden area to serve the extended dwelling. 

Other issues
As regards the level of on-site parking, the existing property is already a three bed unit and the proposal to provide for a four bed dwelling will not alter the on-site car parking requirement. There are two existing spaces to the front of the bungalow. Furthermore, additional space is available along the driveway over the grass verge before the carriageway is impeded. As such, the proposal should not cause any detriment to highway safety.

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, and Parking Standards; and national guidance contained in Planning Policy Wales, and TAN12-Design; it is considered that the proposal is an acceptable extension and alteration to an existing dwelling that preserves the character and appearance of the building and the wider area, and should have no adverse impact on neighbouring amenity.
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:


- Location plan, Drg. No. 1005, received 21 February 2018;


- Existing Plans & Elevations, Drg. No. 1001, received 12 February 2018;


- Existing & Proposed Site Plans, Drg. No. 1004, received 21 February 2018;


- Proposed Floor Plans, Drg. No. 1002, amended plan received 6 April 2018; and 


- Proposed Elevations, Drg. No. 1003, amended plan received 6 April 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.
Notwithstanding the submitted plans, there shall be no access to the new flat roof other than for maintenance or means of escape, other than the use of the enclosed balcony area shown on Drg. No. 1002, amended plan received 6 April 2018.


Reason:


For the avoidance of doubt as to the extent of this permission, and in the interests of neighbouring amenity in accordance with Policies SP1-Delivering the Strategy, 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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