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General:
This statement will follow the requirements of Statutory Instruments 2009, No 1024, 2008/2336 and TAN 12 (Design) 2009. It also reflects the advice for writing such statements, contained in Neath Port Talbot County Borough Council document - “Design and Access Statements”.
Vision: 

A holistic approach has been used in respect of the design of the new dwelling as set out in Technical Advice Note (TAN) 12. The design respects its local context in Cimla. The Local Development Plan (LDP) Policies SC1, TR2 and BE1 are the most relevant together with Welsh Assembly Government (WAG) Technical Advice Notes 12, 15 and 16. The following legislation and publications have also been taken into consideration in respect of design of the new access into the dwelling: -
· Building Regulations Approved Document Part M;

· BS 8300 (2009) Design of buildings and their approaches to meet the requirements of disabled people;

· Office of the Deputy Prime Minister publication “Planning and access for disabled people – A Good Practice Guide (2003)”;

· Disability Discrimination Act 2005;

· Disability and Equality Act 2010;

· CABE publication – “Inclusion by Design”;

Introduction and site location:
The proposal is a Full Planning Application for a new two storey dwelling.  The application property is the land adjacent to 15 Cae Rhys ddu Road, Cimla, Neath SA11 1JB.
Site analysis – opportunities and constraints:
Access point: 
Vehicular and pedestrian access into the application site is via a private drive directly off Cae Rhys Ddu Road.
Boundaries:  The application site is triangular and has common boundaries with the following:

· 15 Cae Rhys Ddu Road (North boundary);
· Land adjacent to the above (South/West boundary);
· Ditto (South East boundary);
Site Features:

The features on the application site are several outbuildings which are all large in scale.
Topography:
The application site is generally level in nature. 
Constraints and opportunities:
No Mining Report from specialist sought - Site Outline Approval Mining Response advised of mine workings in the area. The design of foundations by an engineer would mitigate any concerns.

The proposal does provide an opportunity to build a large detached dwelling which will comprise of a Granny Annexe.
Economic, Social and Physical Context analysis:

The local character of the area is a mix of generally residential. With countryside to the south and southeast.
Policy context:

The most relevant local policies are SC1, TR2 and BE1 of the LDP: -
Policy SC 1 - Settlement Limits

Development within settlement limits that is proportionate in scale and form to the role and function of the settlement as set out in the Settlement Hierarchy will be acceptable in principle. Outside settlement limits, development will only be permitted under the following circumstances:

1. It constitutes a sustainable small-scale employment use adjacent to a settlement limit; or

2. It constitutes live-work unit(s) immediately adjacent to a settlement limit in the Valleys Strategy Area only; or

3. It constitutes the small-scale expansion of an existing business or the suitable conversion of an existing building; or

4. It constitutes the appropriate replacement of an existing dwelling; or

5. It is an affordable housing exception site; or

6. It is an appropriate rural enterprise dwelling; or

7. It is an appropriate ‘One Planet Development’; or

8. It is a sustainable tourism or farm diversification proposal that is suitable in a countryside location;

or

9. It is associated with the provision of public utilities, infrastructure and waste management facilities that cannot reasonably be located elsewhere; or

10. It is associated with either agriculture, forestry, minerals or energy generation; or

11. It relates to the appropriate provision of accommodation for Gypsies / Travellers; or

12. It constitutes the provision of open space and small-scale ancillary facilities adjoining the settlement limit.

Where development is permitted outside settlement limits, any new buildings must be located adjacent to existing buildings or settlements wherever possible

and be of an appropriate scale and form.

The proposed dwelling is located within Settlement Limits and is proportionate in scale and form to the role and function of the existing settlement.
Policy TR 2 - Design and Access of New Development

Development proposals will only be permitted where all of the following criteria, where relevant, are satisfied:

1. The development does not compromise the safe, effective and efficient use of the highway network and does not have an adverse impact on highway safety or create unacceptable levels of traffic generation;

2. Appropriate levels of parking and cycling facilities are provided and the access arrangements for the site allow for the safe manoeuvring of any service

vehicles associated with the planned use;

3. The development is accessible by a range of travel means, including public transport and safe cycle and pedestrian routes;

4. Transport Assessments and Travel Plans are provided for developments that are likely to create significant traffic generation.
The proposal does not conflict with the above policy as the proposal by reason of its location and good design which has regard for the character of the existing area.

Policy BE 1 - Design

All development proposals will be expected to demonstrate high quality design which fully takes into account the natural, historic and built environmental

context and contributes to the creation of attractive, sustainable places.  Proposals will only be permitted where all of the following criteria, where relevant, are satisfied:

1. It complements and enhances the character and appearance of the site, building or area in terms of siting, appearance, scale, height, massing and

elevation treatment;

2. It respects the context of the site and its place within the local landscape, including its impact on the important arterial gateways into the County

Borough, its effects on townscape and the local historic and cultural heritage and it takes account of the site topography and prominent skylines or

ridges;

3. It utilises materials appropriate to its surroundings and incorporates hard and soft landscaping and screening where appropriate;

4. It would not have a significant adverse impact on highway safety, the amenity of occupiers of adjacent land or the community;

5. Important local features (including buildings, amenity areas, green spaces and green infrastructure, biodiversity and ecological connectivity) are retained and enhanced as far as possible;

6. It achieves and creates attractive, safe places and public spaces, taking account of ‘Secured by Design’ principles (including where appropriate natural

surveillance, visibility, well-lit environments and areas of public movement);

7. It plays a full role in achieving and enhancing an integrated transport and communications network promoting the interests of pedestrians, cyclists

and public transport and ensures linkages with the existing surrounding community;

8. It uses resources, including land and energy, as efficiently as possible through:

(a) Making the best and most efficient use of the land available through being of appropriate density taking into account the character and appearance of the area, normally a minimum of 35 dwellings per hectare in the Coastal Corridor Strategy Area or a minimum of 30 dwellings per hectare in the Valleys Strategy Area;

(b) The layout and form of the development does not preclude the reasonable use of other adjacent land;

(c) Developing brownfield land in preference to greenfield land where possible;

(d) Minimising building exposure while maximising solar gain.

9. Its drainage systems are designed to limit surface water run-off and flood risk and prevent pollution;

10. The layout and design of the development achieves inclusive design by ensuring barrier free environments, allowing access by all and making

full provision for people with disabilities.

The proposal does not conflict with the above policy as the proposal will compliment the scale, height, mass and materials of the existing dwelling. The minimum number of dwellings will be met with the provision of a Granny annexe.
PLANNING POLICY WALES:
Technical Advice Note 12: DESIGN:

The proposal takes into account the advice contained in the above TAN in respect of design, access, movement, environmental sustainability and character.
Technical Advice Note 15: FLOOD RISK:

The EA Flood data base has confirmed that the site is unlikely to be affected by flooding.
Involvement:
The applicant has not undertaken Pre-application discussion with the LPA as it was considered un-necessary. But since the submission of the Planning Application several discussions have taken place.
Response to objectives of Good Design:

Access: 

The existing pedestrian access to the dwelling will make it compliant with the Disability Discrimination Act (DDA). 
Amount: 

The proposal will incorporate: -
Ground Floor:
1. New entrance foyer 
2. Double garage

3. Separate stairs to First Floor Granny Annexe

4. Lounge

5. Snug

6. Kitchen/Dining

7. Utility

8. W.C.

9. Store room

10. Plant Room

First Floor:

1. Granny Annexe Bedroom, Living/Kitchen and Shower Room;

2. Bedroom 1 with en-suite
3. Bedroom 2

4. Bedroom 3

5. Bedroom 4 

6. Bathroom
Externally:
1. There will be a balcony to Bedroom 2

2. There will be a Juliet balcony to Bedroom 1
Scale:
The proposal comprises a two-storey garage/granny flat which has an eaves height of 4.530 metres and a ridge height of 7.40 metres. The central area of the dwelling will have an eaves height of 4.50 metres (4.90 metres) and a ridge height of 7.80 metres. The end section will have an eaves height of 6.00 metres and a ridge height of 8.20 metres. The bulk, eaves and ridge height of the proposed dwelling is positive with its effect on the adjacent semi-detached dwelling.
Environmental Sustainability:

The new dwelling will have insulated walls, roof and floors to reduce heat loss. Low energy bulbs will be used throughout the proposal. The dwelling will also be provided with a Ground Source Heating pump which will provide all hot water and heating. Rain water will also be harvested by the provision of a tank in the rear garden.
Movement:

The additional dwelling will generate a small amount of additional traffic movements. 

Landscaping:
The existing trees on the southern boundary will be removed and the boundary wall will be made good where necessary. It is also proposed to provide new planting with flower beds along this boundary. A mature Laurel hedge will be provided on the rear section of the northern boundary to provide screening.
Appearance: 
The materials to be used on the new dwelling materials only thing common is render finish, we are introducing natural stone and slate with the proposal. The roof will be natural slate and the walls will be smooth render with a Masonry Paint finish. “Tier” dark grey natural stone will be used on the north east main entrance elevation (please see below for details).
Justification for development:

The proposal conforms to the relevant Policies set out in the Council’s adopted LDP and also conforms to Welsh Assembly Government guidance contained in Technical Advice Notes 12, 15 and 16 referred to above.
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