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Mr. Jacob George 5, Meadow View Court, Sully, Vale of Glamorgan. CF64 5AY

Dr. Somas Kandiah SK Designs, 58B, Clearwater Way, Lakeside, Cardiff. CF23 6DJ

5, Meadow View Court, Sully
Change roofing finish and extend rear conservatory. Build new rear conservatory. Extend front porch and form new balcony to side elevation and new boundary wall

SITE AND CONTEXT

The site relates to 5, Meadow View Court, a large detached property located within the Sully settlement boundary.  The property is located to the end of a cul-de-sac which consists of large detached properties.  A section of the site is included within the Health and Safety Executive’s outer zone and also within the C2 flood zone.  There is also a public footpath which runs to the east of the property. 
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DESCRIPTION OF DEVELOPMENT

This application seeks planning permission for changing the roof finish and extending the rear conservatory; build a new conservatory; extend front porch and form new balcony to side elevation and new boundary wall. 
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PLANNING HISTORY

2004/00372/FUL, 5, Meadow View Court, Sully, Retention of raised decking, Approved

1994/00659/FUL, 5, Meadow View Court, Sully, Change of use to residential and swimming pool and tennis court, Refused 

1990/00493/FUL, 5, Meadow View Court, Sully, Extension to pool room (lower ground floor), Approved 

1988/00416/FUL, Former site of Sully Railway Station, Cog Road, Sully, Removal of condition number 2 on planning consent 84/0220., Approved

1986/00782/FUL, 5, Meadow View Court, Sully, Glass conservatory extension, Approved 

1984/00769/FUL, Former site of Sully Railway Station, Cog Road, Sully, Erection of 6 numbered dwellings for residential use only, Approved 

1981/01695/OUT, Land adjoining Telephone Exchange, off Cog Road, Sully, Residential - 7 detached dwelling houses, Approved

1984/00689/FUL, Former site of Sully Railway Station, Cog Road, Sully, Detached house with adjoining garage, Withdrawn

1983/00682/FUL, Former site of Sully Railway Station, Cog Road, Sully, Erection of 11 dwellings for residential use only, Approved 

1984/00220/FUL, Former site of Sully Railway Station, Cog Road, Sully, 11 detached dwellings, Approved 

CONSULTATIONS

Sully and Lavernock Community Council were consulted and commented to state that they had no objection to the application. 


Sully Ward members were consulted and to date no comments have been received. 


Natural Resources Wales were consulted and had no objection to the proposed development.  However, the site lies partially within zone C2 and given the scale of the proposed development they consider the risk could be acceptable subject to the developer being made aware of the potential flood risks, and advised to install flood-proofing measures as part of the development. 

A web app response has been received from the Health and Safety Executive advising not to advise against. 

REPRESENTATIONS

The neighbouring properties were consulted on 21 March 2018.

A site notice was also displayed on 16 April 2018. No representations 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
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:

· Residential and Householder Development (2018)

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 primary issues to consider are the potential impact upon the character of the property and wider visual amenities, as well as the potential impact upon the amenity of neighbouring residential properties.

It should be noted that an application was granted in 2004 to retain a raised balcony.  A small section of balcony was located at first floor level in a similar footprint to that of the existing garage and a lower raised decking at ground floor level.  Therefore, it should be noted that whilst a first floor balcony has previously been approved, it was in a different location to that which is proposed as part of this application. 

Design and Visual impact

The proposed porch extension would be highly visible from within the streetscene.  However, given its modest scale it is considered that it would not have a detrimental impact on the appearance of the property or the wider streetscene. 

The proposed conservatory, decking and balcony would be located to the rear and side of the property and would therefore not be visible via the street to the front.  However, they would be visible from a distance along Ashby Road and the public footpath to the east.  Given the distance of approximately 117m between the boundary and this road, it is considered that from the distant views, the proposals would not be detrimental to the streetscene or the public footpath.  It is also considered that the proposals would be viewed in the context of a residential setting and therefore would be acceptable.  However, given the visual prominence of the balcony along this elevation, a condition requiring further details of materials etc. will be added to the decision notice in order to ensure that its appearance does not have a detrimental impact on the appearance of the property or the wider area. 

The site has various levels and therefore to the rear of the property on the north west elevation there is a raised platform which forms the base for the existing conservatory and a raised decking.  The existing conservatory would be amended to result in an addition to the property which appears as an extension, particularly given the proposal to alter the roofing and external materials.  The proposed conservatory would be built alongside this addition.  The scale of the conservatory is by no means modest, with a width of approximately 7.5m and a depth of approximately 5.5m.  Given the difference in levels, the conservatory would appear very tall.  However, whilst the scale is not modest, given the three storey nature of the property, it is considered that the scale of the conservatory would not be out of context with the remainder of the property. 

It is noted that the roof on the existing conservatory would be amended to a shallow pitched tiled roof and the roof for the proposed conservatory also has a matching shallow pitched roof.  Both shallow pitched roofs would match that of the existing dwelling and it is therefore considered that this assists with tying the additions in with the remainder of the property.  The proposed materials would match that of the existing property and therefore it is considered that the proposals comply with policy MD2 of the Council’s LDP. 

Parking

Existing parking is located to the front of the property via a large driveway.  There is also a small single garage.  Whilst the proposed extension to the porch would result in the loss of a small section of driveway, it is considered that there would still be sufficient space for parking approximately 3-4 cars and therefore it is considered that the proposals would comply with the aims of the council’s SPG.  It is also noted that the proposals do not result in additional bedrooms and therefore there would be no additional demand for parking at the property. 

Amenity space

The proposals would result in the loss of a section of amenity space, however, the property sits within a large plot and therefore it is considered that the remaining amenity space is sufficient to meet the requirements of the occupiers of the property. 

Impact on neighbours

The property is located next to a fairly agricultural area and therefore the nearest neighbour to the rear is located approximately 398m to the north-west.  The neighbour at Pen-y-Maes would be able to view the proposals, however, given the distance of approximately 84m between both boundaries it is considered that the proposals would not have a detrimental impact on this neighbour’s amenities. 

6, Meadow View Court

The existing conservatory on the rear north west elevation is located approximately 2.8m away from the boundary to this neighbour.  The height of the proposed extension would match the height of the existing conservatory at approximately 3.6m although it is noted that the extension would be squared off to the side, as opposed to the angled corner it currently has.  Whilst the proposed extension would result in an altered appearance, given that the distance from the boundary would remain the same as the existing scenario and the height would also be identical, it is considered that the alterations to this conservatory to that of a single storey extension would not have a detrimental impact on this neighbour’s amenities in terms of being overbearing.  Given the location of this element to the north east of this neighbour’s property, it is considered that the alterations would not result in an unreasonable degree of overshadowing. 

The addition of a rear conservatory would also be visible to these neighbours, particularly from the rear garden.  However, it is considered that this element would not be highly visible to the rear elevation windows as it would be located next to and would not protrude the rear elevation of the altered conservatory. 

Serendipity, 4, Meadow View Court

This neighbour has a rear garden which slopes downward until it meets the line at which it would be parallel with the proposed boundary wall.  All gardens are located at a higher ground level than that of the field beyond.  The boundary wall would be visible to this neighbour, however, given its modest height it is considered that it would not result in a detrimental impact on this neighbour’s amenities. 

Located under approximately 0.5m from the boundary with this neighbour is an extension which is used as a garage and store.  Although it is noted that in 2004 an application to retain a raised decking extended to this section, it is noted that there is no planning history relating to this extension.  Provided it does not fall under lawful use for the period of time in which it has been there, it appears that this element may require planning permission.  Therefore, a condition will be placed on the decision notice to inform that this permission does not refer to this extension.  

However, for the consideration of this application, the balcony would be located behind this element and therefore it is considered that whilst it may be visible to these neighbours, it would not offer views towards the neighbours’ rear elevation.  Whilst a view towards the end of the neighbours’ garden may be offered, it is considered that this area is already overlooked by neighbouring windows and therefore overlooking to this area would not be considered unacceptable. 

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 POLICY SP1 –DELIVERING THE STRATEGY, POLICY MD 2 – DESIGN OF NEW DEVELOPMENT and POLICY MD 5 – DEVELOPMENT WITHIN SETTLEMENT BOUNDARIES of the Vale of Glamorgan Adopted Local Development Plan 2011-2026, and the advice contained within the Council’s Supplementary Planning Guidance on Amenity Standards and Parking Guidelines, Planning Policy Wales 9th Edition and Technical Advice Note 12- Design, the development is considered acceptable in terms of its scale, design, impact on neighbours, parking and impact on amenity space 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: 


201 Proposed Ground Floor Plan


202 Proposed Basement & First Floor Plan


203 Proposed Elevations 1


204  Proposed Elevations 2


205 Proposed Site Plans


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 details, a schedule of materials to be used in the construction of the balcony hereby approved shall be submitted to and approved in writing by the Local Planning Authority prior to their use.  The development shall be completed in accordance with the approved details.


Reason:


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

4.
Notwithstanding the approved plans, this permission does not relate to the garage and store as shown in the existing and proposed plans. 


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:

1.
Given the scale of the proposed development (and in the absence of a flood consequence assessment) Natural Resources Wales consider the risk could be acceptable subject to the developer being made aware of the potential flood risks, and advised to install flood-proofing measures as part of the development. They note in particular that the property has a basement.


In areas at risk of flooding, Natural Resources Wales recommend that consideration be given to the incorporation of flood resistance/resilience measures into the design and construction of the development. These could include flood barriers on ground floor doors, windows and access points, implementation of suitable flood proofing measures to the internal fabric of the ground floor, and locating electrical sockets/components at a higher level above possible flood levels.


The Natural Resources Wales website holds further advice and guidance.  Additional guidance including the leaflet "Prepare your Property for flooding" can be found by following the link: https://www.gov.uk/prepare-for-flooding.


The developer can also access advice and information on protection from flooding from the ODPM publication ‘Preparing for Floods: Interim Guidance for Improving the Flood Resistance of Domestic and Small Business Properties’, can be found by following the link:


https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/11485/2187544.pdf

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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