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1. The Application and Proposal

1.1 The application is for the erection of a new dwelling in the garden of Efail Newydd close to the heart of the village of Pontrobert, together with improved access, with a new access to serve the existing dwelling. The existing garage and garden shed will be demolished to make way for the new dwelling. To achieve this the existing curtilage will be bifurcated to form two plots, as shown on the plan. This will enable the new dwelling to be accessed by improving the existing access on the lower road, while a new access is created from the lane above to serve the existing premises. Both access drives will lead to parking areas for four vehicles. A new pedestrian gateway on the lower road will also enable the front door of Efail Newydd to be accessed by a curving path. 
2. The Site and its Surroundings
2.1 The site for the new dwelling is currently within the curtilage of Efail Newydd, a rather unsympathetic modern single storey dwelling. On an infill site, it is located towards the centre of the village. On its western flank will be the existing dwelling known as “Efail Newydd”, and beyond that a traditional house known as “Teglys”, the garden protected by a high stone wall. On the rising ground to the north of the existing garden lie the houses known as “Maes yr Einion” and “Nant-lle”, while further to the east, beyond the watercourse, are situated the chapel, some traditional cottages and the “Royal Oak”. Opposite and below are two similarly designed houses known as “Glan yr Afon” and “Glan Dwr”. The road curves round at this point, following the line of the river on the valley floor.
   2.2 The site of the existing garden falls some 10 metres from the top to the lower roadside. Although triangular in shape, it is not dissimilar in nature to many other properties in Pontrobert which are built on sloping sites within irregular plots, a feature which adds to the charm of the village. The lower front garden is already planted with a range of fruit trees, alongside the beech hedge which fronts the stone wall boundary. A stone wall and field hedge also define the upper boundary to the lane. 
2.3 The overall area of the existing dwelling and grounds is 1771sq.m. Following division of the plot, the new dwelling will occupy 891sq.m, leaving the plot area of Efail Newydd covering 880sq.m. The footprint of the existing dwelling and associated structures is 245.47sq.m, entailing site coverage of 13.86%. The area of structures to be removed cover 80.69sq.m, leaving Efail Newydd with a footprint of 164.78sq.m. The footprint of the proposed new dwelling will be 101.5sq.m. Other key statistics are: 
· total footprint area of existing and new dwellings: 266.28sq.m

· difference in footprint area from existing to proposed: 20.81sq.m

· proposed site coverage (total): 15%

· % increase of proposal: 1.14%
· site coverage of Efail Newydd in relation to plot area = 18.72%
· site coverage for new dwelling in relation to plot area = 11.39%

2.4 Distances between dwellings are an important consideration of the design. These are shown on the plan as follows:

· proposed dwelling to Maes yr Einion – 30m (oblique)

· distance from Glan Dwr – 30m (oblique)

· proximity to existing dwelling – 12m, 20m from kitchen

2.5 Concerning disposal of foul drainage, from Maes yr Einion, a foul

 water sewer enters the site of the new dwelling and in turn discharges into the public sewer, and a similar connection is planned for the new dwelling.
3. Description of the Development

   3.1 The proposed dormer-style dwelling will be of a traditional form and appearance similar to the better quality designs of recent years in Pontrobert. It will therefore make a positive contribution to the village scene. It will consist of two bedrooms, one on the ground floor and one on the first floor, with dining room and lounge also on first floor. Taking advantage of its southward facing aspect, a sun room and low level sun deck are located to the front of the dwelling. A reduced level for the dwelling is achieved by cutting into existing ground by 300mm.
  3.2 It is proposed that softly coloured Montgomery type brick will be used up to plinth level, with smooth render above. The house will also have brick quoins and brick reveals to doors and window openings, with special treatment along the dentil course. The roof will be of natural  traditional Ffestiniog slate so as to fit in with surrounding properties. The existing front and rear landscaped gardens will be retained, together with planting of a beech hedge along the boundary of the two dwellings. Energy saving features are described in the commentary on Policy HP14 in section 5 below. 

   3.3  Formerly the site of a working smithy, the new dwelling will be known as “Efail Rhyd”, ie the Smithy of the Stream. To serve it, the existing drive to Efail Newydd will be improved, providing access to four parking spaces with on site turning facility. Details of the design are shown on the plan (see drawing 377/02A), and elaborated in the Access Statement which accompanies this statement. They follow the requirements required by the Highway section. The Access statement will also set out full details of the new access to serve “Efail Newydd” at the higher level, together with parking arrangements and on site turning facility, plus a new pedestrian access winding up to the front door from the lower road. Lights and fittings will evoke the concept of the old smithy by using traditional worked metal.
4. The Village Setting

4.1 It is an important requirement that the proposals will be sensitive to the wider village setting. Pontrobert lies in a magnificent setting on the slopes on both sides of the valley carved by the River Vyrnwy. Housing is clustered in a somewhat sporadic and natural way which creates great variety and interest in both architectural and landscape terms. There is no particular style of architecture which is prevalent. However the design seeks to contribute to the quality of the newer dormer-style houses which have been built in recent years and care has been taken to respect this context. A number of photographs illustrate the character of the village.
4.2 Sustainability is an important goal of the UDP and Planning Policy Wales, especially the reduction of the need to travel and the provision of local facilities. For this reason the UDP seeks to ensure that new housing is built within existing settlements. Suitable infill sites may therefore be considered acceptable. Pontrobert fortunately is of sufficient size to sustain a wide range of community services and a number of infill sites within close proximity to the application site have received planning permission. Among the local facilities in the village are a primary school, post office, village hall, sportsfield, IT training centre, chapel and church, with a community bus to Oswestry on market days.
5. Powys Planning Policies and Design Guidance

    5.1  Planning policies are contained in the Powys UDP and further supplementary planning guidance. Particularly relevant are Policies HP4, HP5, HP14, GP1, GP3, GP4, and DC1. These are supplemented by more detailed guidance for the village of Pontrobert contained in Inset Map 186 and its accompanying statement. Comments on these policies in relation to the proposals are set out in italics below each policy.
Policy HP4  -  Settlement Development Boundaries & Capacities
This policy confirms that residential development will be permitted on

windfall sites within settlement boundaries where they comply with 

Policy HP5. For Small Villages such as Pontrobert sites up to a 

capacity of 5 dwellings would be considered.

Comment  -  proposal in accord with policy.
Policy HP5  -  Residential Developments
This policy requires proposals to comply with, inter alia, the following

criteria: developments shall be of an appropriate scale and design, in 

keeping with the overall character and appearance of the settlement 

and the surrounding area; and not create unacceptable safety, access, 

service, environmental or amenity problems.

Comment  -  Proposal in accord with policy, see section 6 of statement.
Policy HP14  -  Sustainable Housing
This policy promotes the following concepts:

· 1.energy efficiency
· 2.renewable energy

· 3.water conservation

· 4.sustainable building materials and techniques

· 5.waste reduction and recycling

     Comment: the application proposal will have the following features:

· 1. Principle habitable rooms will be facing south, including sun room; kitchen/dining room will face north. Re insulation, methods

of construction will comply fully with current Building Regulations in terms of u value calculations, and a sap rating calculation will be provided by a specialist firm. Triple glazing will be used on all windows with smoked grey glass to remove sunglare. A modern wood burning system for general heating will be considered together with a high quality condensing type boiler coupled with hot water and wet radiator systems developed by a specialist heating engineer.

· 2. The plans show the incorporation of solar panels on rear pitch roof slopes.
· 3. Excess surface water will be collected by land drains to discharge into soakaway pits; design team will consider use of suitable porous surface treatments for driveway and car parking areas; passive rainwater will be collected for general purposes.

· 4. Reclaimed aggregates will be used wherever possible; natural Ffestiniog traditional slate will be used on roof; stone for retaining walls and other features are already on site.
· 5. Spoil from excavation site will be re-used on site for construction and landscaping purposes. 
  Policy GP1 - Development Control 
   This policy provides the development control context for all 

   development proposals. The 13 criteria have been taken into account 

   in drawing up the scheme and cover:

· size, scale, mass and materials – proposal to enhance character
· care with layout for all users

· inclusive and accessible especially for those with disabilities

· crime and security issues will follow Secure by Design code
· specially designated sites and features are to be protected

· respect for neighbour amenities

· energy saving and water issues

· appropriate drainage

· avoidance of flood risk

·  adequate provision for access

· adequate utility services – electricity, water, 
gas
· protection of local environmental character and features

· landscaping with indigenous features

Comment: it is considered that the submitted plans pay full regard to these requirements. To prevent surface water from top lane flooding into building below, an aco drain will be installed. Similarly, within the curtilage, behind the new retailing walls, land drainage systems will be installed to discharge into soakaway pits. Also to protect the lower road, and the properties opposite a further aco drain will be installed. Further amplification on access  is included in the comment on Policy HP14, in the Access Statement and in Section 6.
      Policy GP3  -  Design and Energy Conservation
      With this policy the County Council encourages the efficient use of 

      energy through careful design. Layout, materials and landscaping  
      can all contribute to this end.

      Comment: a detailed response to this policy is contained in 

      comments on Policy HP14.

      Policy GP4  -  Highway and Parking Requirements
     This policy ensures that new developments meet the criteria for safe 

     highway, access and parking provision.

     Comment: the plan clearly sets out provision for access and parking. 

     Full technical specification is set out in the Access Statement. It
     should be noted however that the new rear access will act as a safe

     haven for pedestrians, while the grass verge at front will be
     retained  for pedestrian use. 
    Policy DC1  -  Access by Disabled People 
    Wherever practicable and reasonable, new buildings, changes of use, 

    or alterations to existing buildings should ensure suitable access is 

    made to and within the building for people with disabilities.

    Comment: a separate Access Statement accompanies this Design 
    Statement and will set out in detail the forms of access required

    by the Highway Authority and show how these will assist disabled.
    By careful design, the access to the new property will lead to a level 

    parking area with direct access for wheelchairs to the front door.

    Due to the steep gradient within the curtilage of “Efail Newydd” it 
    will not be possible to provide a similar level surface, although the
    steps at the front and rear of property will meet with Building Reg-
    ulation requirements.
       Village Statement  -  Inset Map 186  Pontrobert and Statement

   The statement confirms that further opportunities for infill sites exist.

   Comment  -  Proposal in line with Village Statement.

       Powys Residential Design Guide (October 2004)

   The Guide offers a tool kit to assist developers in fitting proposals

   into the local scene while providing for creative design solutions.
       Comment  -  The Guide has been studied, and the proposals on plan 
       and in this statement seek to put into practice the advice tendered.
6. Criteria and Concept
6.1 In the light of the policy context outlined in section 5 above, and study of the site and its surroundings, the following criteria were adopted to guide the design of the proposal.:

(i) the proposed dwelling, driveways and parking areas should fit comfortably within the site, leaving sufficient amenity space for both new and existing dwelling;

(ii) the new dwelling should reflect the character of traditional village design in keeping with the best of recent developments;
(iii) in form, scale and fenestration the proposals should respect their neighbours amenity and need for privacy;

     (iv) appropriate natural landscaping should be undertaken and a scheme prepared;
     (v) accesses should be safe and convenient with adequate parking space, including consideration for the disabled;

     (vi) to promote sustainability, appropriate energy saving measures should be adopted (see section 5 above);

     (vii) adequate drainage systems with sufficient capacity to deal with all weather scenarios should be devised and implemented.

The submitted proposals demonstrate how these principles have been translated into final design.
7. Access Statement

7.1 The proposals comply with the technical requirements of the county councils highway section. Full details are provided in the Access Statement accompanying the application. It should be noted that in the interests of road safety, signage and boundary planting will be used to signify that the improved access serves the new dwelling and that vehicles visiting Efail Newydd do so from the top lane.
8. Planning History of the Site

8.1 An earlier outline application no.M2000/0761 was refused following a request for further information. A subsequent application for two dwellings no. M2007/0740 was withdrawn to enable fresh consultations to take place, resulting in the current application for one dwelling. Correspondence with planning officers suggests support for a detailed application for a single dwelling (see letter of 25 January 2007).
 No objections to development on the site were received from Severn Trent Water (letters dated 5/10/07 and 14/10/07), while Chris Lloyd (Highways) has confirmed in letter dated 19/10/07 that only minimal traffic is experienced on local highway network serving the development. He has also advised that that his conditions demanded on storm water drainage will allow appropriate mitigation for pressure on nearby culvert.
9. Recommendation

The proposal is commended to planning officers on behalf of Mr & Mrs Evans. If further information or discussion is required the scheme 
Architect and Planning Consultant will be happy to oblige. 

Steve Buckmaster  -  BBA Architects Ltd  -  01792 466060

Graham King  -  Environmental Planning  -  01792 367552      

