


SITE AND CONTEXT

62 Station Road is located within the centre of Port Talbot. It is listed within the LDP as a Building of Local Importance for its imposing three-storey building, red brick frontage with projecting first floor bay windows with central gable and stone detailing. 

The justification for its inclusion as a building of local importance (below) is 'Although modern shopfronts have been inserted at ground floor, the building retains its original ground floor structure, main entrance and upper floors'. There are a number of buildings of local importance within this area of Port Talbot and therefore the appearance of this building add to the Settlement Character Value. 



The current owners have, however, regrettably undertaken unauthorised works to the building (see recent picture following removal of scaffolding) which have resulted in the loss of the original fenestration to the frontage, as well as the insertion of inappropriate brickwork.  Due to the threat of enforcement action – such works being considered wholly unacceptable and harmful to the character of this building and the wider area - this application has been submitted to seek to address the unacceptable nature of such alterations.


(Photo taken October 2020)

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for what are described as “works to the frontage of building to restore bay windows and associated works”.  

The submitted plans indicate that these works involve the replacement of the bay windows, which as referred to above have already been removed without permission, with new cast stone bay windows with detailing to the cast stone head and cast stone cill. 

These works are identified on the submitted plans, an extract of which is shown below, which also include cross-section details.

The plans do not indicate the windows material but the submitted forms indicate that the original (removed) windows were “metal window frames with dark brown finish set in a yellow stone framed bay window” and they propose to replace with “PVC double glazed units with dark brown finish to match existing set in a yellow cast stone framed bay window detailed to match existing as much as possible”

In addition, it is noted that the area annotated below in blue is ‘simplified’ on the plans compared to the original, but this application does not propose or allow for the removal or replacement of the existing gable feature (which will be clarified as part of conditions). 




NEGOTIATIONS

The application has been submitted following an enforcement investigations, throughout which many discussions were held regarding different design approaches for the replacement bays.  However Officers considered that a modern approach to the design would be entirely inappropriate for this building, and in the absence of an ability to reinstate the original stonework, the provision of a replacement to reflect the original would be the best way forward and respect the building’s status as a building of local importance. 

PLANNING HISTORY

The building / site has no relevant planning history 

CONSULTATIONS

Ward Councillors – have been engaged in discussions during the enforcement investigation, having expressed strong concern at the loss of the original features.

REPRESENTATIONS

The 7 neighbouring properties were consulted on 20th March 2020.

Due to the Covid-19 'lockdown' a site notice (which would have been required because of its Town Centre location) was not originally able to be displayed on this particular application. However, a site notice was subsequently displayed on 21st May 2020 to ensure that the public had the opportunity to comment.

To date no representations have been received (other than Ward Member contact).



REPORT

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.

Local Planning Policies

The Development Plan for the area comprises the Neath Port Talbot Local Development Plan which was adopted in January 2016, and within which the following policies are of relevance:

Strategic Policies

· Policy SP21 		Built Environment and Historic Heritage

Topic Based Policy

· Policy BE1 		Design

Supplementary Planning Guidance: 

The following SPG is of relevance to this application: -

· The Historic Environment (April 2019) (incl. Schedule of Buildings of Local Importance and SPG: Schedule of Designated Canal Structures)

Issues

Having regard to the above, the main issues to consider in this application relate to the principle of development, together with the impact on the character of the building / visual amenity of the area.

Principle of Development

As detailed above, this application stems from an enforcement investigation following the unauthorised removal of the original stone bay windows and upper floor windows (together with subsequent insertion of new (poor quality) replacement brickwork).  The bay windows were (allegedly) removed due to decay to the stone.

It is firstly emphasised that the loss of the original features to this building is highly regrettable, with the applicant / owner having failed to engage with the Council to discuss their concerns or potential ways to restore the original features rather than remove.  This impact on the character of this building has been irreparable, and formal enforcement action was to be taken as a consequence of this harm. 

The current application has thus been submitted as a means to restore this elevation, having regard to the scale and form of the original openings/ features, essentially to avoid formal action being taken.

The application thus seeks permission for the re-instatement of bay windows into the first floor, with the plans also indicating restoration of stone jambs to the upper floor.  Replacement windows are proposed to all openings in the front elevation (all windows having been removed).

The proposal seeks to replicate the original bay window as much as possible, although they do not include the large single stone header which originally covered all thee bay windows.  In addition, they do not include the recessed detailing on the corner pillars of the bay windows. 

The replacement bays will, however, replicate the width, scale and form of the original, and – while indisputably being a lesser replacement for the original fenestration detailing – will nevertheless restore the scale and form of the original elevation, replacing the key features and prominence of the original bay windows, thus ensuring that the building keeps its imposing presence on Station Road. Therefore it is considered that the principle of development is acceptable, although the need to comply with the large-scale section details will need to be conditioned.

Notwithstanding the above, the following are noted (and conditioned as appropriate):-

· Replacement windows in all openings

The submitted forms indicate that the original (removed) windows were “metal window frames with dark brown finish set in a yellow stone framed bay window” and they propose to replace with “PVC double glazed units with dark brown finish to match existing set in a yellow cast stone framed bay window detailed to match existing as much as possible”

The use of uPVC windows in a building such as this is considered wholly inappropriate, especially given the need to ensure that the frames are slimline and do not detract from the scale and form of the openings. While timber windows would usually be the most appropriate, it is also considered that (given the previous metal windows) a slimline aluminium profiled window would be able to be accommodated without causing unacceptable harm.  Accordingly, given the importance of the building such matters will be conditioned (timber or, potentially, powder-coated aluminium windows).  Details of the windows will be required prior to their installation.

· Heads (Lintels), Cills and Quoins/Jambs (and replacement brickwork in these areas)

It is noted that the two original stone window heads marked in red on the annotated drawing above have been replaced with narrower concrete lintels (possibly temporarily to provide immediate structural support). In addition, each of the upper floor windows have lost their stone cills, while the upper right hand window has lost its original stone jambs (quoins) (see photo extract below).  Poor quality brickwork has also been used in these areas around and below the windows.

All of this work was unauthorised and detracts from the character of the building. 

A condition is therefore imposed which will require their replacement with appropriate cast stone heads (lintels), cills and quoins/jambs, as well as confirming that all other stone work should be repaired / restored not replaced and replacement brickwork shall be removed and, where replacement is necessary, be in accordance with a sample of the brickwork which shall first be submitted to and approved in writing by the LPA.





· Front Central gable Feature

As noted above, the area annotated below in blue is ‘simplified’ on the plans compared to the original.  It is emphasised, however, that this application does not propose or allow for the removal or replacement of the existing gable feature.  This will be clarified as part of conditions.




















CONCLUSION

While the loss of the original features is deeply regrettable, it is considered that the nature, scale and form of the proposed replacement fenestration, subject to compliance with the submitted details and the other conditions above relating to details, that the proposed reinstatement will ensure that the character and appearance of 62 Station Road - while still harmed - will nevertheless be sufficiently reinstated  to ensure that there would be no unacceptable harm to the character of the building or the wider visual amenity of the area, thus respecting its continued inclusion as a building of local importance. Therefore it is considered that the development complies with Policies SP21 and BE1 of the Local Development Plan.

Because this is an enforcement-related matter, however, and the current level of harm is unacceptable, it is considered appropriate – and having regard to the need for approval of some details - for a condition to be imposed which requires the full reinstatement of the elevation under this permission within 6 months of the date of this consent.  Failure to do so will result in authorisation being sought for formal enforcement action to be taken to require such compliance.

It is further 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.

[bookmark: _GoBack]
Recommendation – Approve subject to conditions

Conditions:- 

Time Limit Conditions

 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.

Pre-Commencement Conditions

 2	Within two months of the date of this permission, a sample of the stone to be used in the construction of the external surfaces of the development (or other such details as may be sufficient to demonstrate the quality of the stone to be used) shall have been submitted to the Local Planning Authority for its approval in writing. Development shall not commence until written approval of the stone has been issued by the Local Planning Authority, and development shall thereafter be carried out in accordance with the approved details.  
	
	Reason:
	To protect the character and appearance of this building of local importance, in the interest of the visual amenity of the area and to ensure the development complies with Policies SP21 and BE1 of the Neath Port Talbot Local Development Plan.

3	Notwithstanding the details on the submitted forms and drawings, all replacement windows in the front elevation shall be either painted timber or aluminium.  No window shall be inserted until such time as details of the material, colour, frame depth and any opening windows (to include a sectional drawing as appropriate) have been submitted to and approved in writing by the local planning authority. Development shall be carried out in accordance with the approved details.  
	
	Reason:
	To protect the character and appearance of this building of local importance, in the interest of the visual amenity of the area and to ensure the development complies with Policies SP21 and BE1 of the Neath Port Talbot Local Development Plan.

Action Conditions

4	Notwithstanding the submitted details, the reinstatement of the frontage shall – where such original features have been removed - incorporate replacement heads, quoins/jambs and cills to each of the windows on the upper floor of the building, such replacements to be constructed in stonework to match the existing building, with all new brickwork below and to the sides of these windows removed and replaced using bricks, details of which shall first have been submitted to and approved in writing by the local planning authority.  

Reason:
	To protect the character and appearance of this building of local importance, in the interest of the visual amenity of the area and to ensure the development complies with Policies SP21 and BE1 of the Neath Port Talbot Local Development Plan.

5	All works identified on the approved drawings and specified within and supplemented by the conditions attached to this permission, shall be completed within 6 months of the date of this permission in full accordance with the agreed details.
	
	Reason:

	Because the unauthorised removal of the bay and other windows on the front elevation has caused unacceptable harm to the character and appearance of this building of local importance, and their early replacement is required to avoid further action being taken by the Local Planning Authority in the interest of the visual amenity of the area and Policies SP21 and BE1 of the Neath Port Talbot Local Development Plan.
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image1.png
Description: Imposing three-storey building, red brick frontage with projecting first floor bay windows with
central gable and stone detaling. The ground floor retains its central grand enirance and shopfront fealures
with inserted modern shopfronts.
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Justifcation for Consideration: Although moden shopfronts have been inserted at ground floor, the building
retains its original ground floor structure and main entrance and upper floors.
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