Planning Policy Wales

12.8 Planning for Renewable Energy (Consultation)
Proposed Changes to Householder Permitted Development Rights


         ANNEX 5

Consultation Reference: WAG10-10530

Consultation Response Form

Proposed Changes to Householder Permitted Development Rights
We want your views on our proposals for amendments to householder permitted development rights in Wales. Your views on the draft text for the subsequent Amendment Order and draft Technical Guidance document are also sought.
Please submit your comments by Tuesday 15 February 2011.
If you have any queries on this consultation, please email: 
planconsultations-a@wales.gsi.gov.uk or telephone Dion Thomas on 029 2082 3479 or Jan Dominguez on 029 2082 5014.
	Data Protection

	Any response you send us will be seen in full by Welsh Assembly Government staff dealing with the issues which this consultation is about. It may also be seen by other Welsh Assembly Government staff to help them plan future consultations.

The Welsh Assembly Government intends to publish a summary of the responses to this document. We may also publish responses in full. Normally, the name and address (or part of the address) of the person or organisation who sent the response are published with the response. This helps to show that the consultation was carried out properly. If you do not want your name or address published, please tick the box below. We will then blank them out.

Names or addresses we blank out might still get published later, though we do not think this would happen very often. The Freedom of Information Act 2000 and the Environmental Information Regulations 2004 allow the public to ask to see information held by many public bodies, including the Welsh Assembly Government. This includes information which has not been published.  However, the law also allows us to withhold information in some circumstances. If anyone asks to see information we have withheld, we will have to decide whether to release it or not. If someone has asked for their name and address not to be published, that is an important fact we would take into account. However, there might sometimes be important reasons why we would have to reveal someone’s name and address, even though they have asked for them not to be published. We would get in touch with the person and ask their views before we finally decided to reveal the information.




	Proposed Changes to Householder Permitted Development Rights

	23 November 2010  - 15 February 2011

	Name 
	Vicki Hirst, Head of Development Management

	Organisation 
	Pembrokeshire Coast National Park Authority

	Address 
	Llanion Park

Pembroke Dock

Pembroke

Pembrokeshire SA72 6DY
   

	E-mail address 
	vickih@pembrokeshirecoast.org.uk

	Type

(please select one from the following)
	Businesses
	 FORMCHECKBOX 


	
	Local Planning Authority
	 FORMCHECKBOX 


	
	Government Agency/Other Public Sector
	 FORMCHECKBOX 


	
	Professional Bodies/Interest Groups
	 FORMCHECKBOX 


	
	Voluntary sector (community groups, volunteers, self help groups, co-operatives, social enterprises, religious, and not for profit organisations)
	 FORMCHECKBOX 


	
	Other (other groups not listed above) or individual
	 FORMCHECKBOX 



	Q1
	Do you agree that Part 1 to the GPDO for Wales should be changed to allow householders greater freedom in developing their property?
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
In principle it is agreed that householders should have greater freedom to develop.  However, this needs to be provided without the need for complex interpretation of the regulations, and with caution particularly in a National Park. National Parks are protected for their special landscape qualities and inapproriately designed householder development can be damaging to those qualities.  In addition care needs to be given to ensuring that adverse harm does not occur to neighbouring occupants. 



	Q2
	Do you agree with the proposed restrictions for householder permitted development rights within World Heritage Sites?
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
No comment 



Development Class A
	Q3

(a)
	Do you agree with the proposed restrictions and conditions for householder extensions in Development Class A? If not, please specify your reason(s) and provide alternative restrictions / conditions.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:

The suggestions appear to be more restrictive than the existing regulations for sites within National Parks as there is no longer permitted rights for side extensions and limitations on the projection to the rear. The restriction on balconies, verandahs and raised platforms is however welcomed.  

The need to control obscured glass and non-opening windows in any side elevation is considered to be overly restrictive. There are numerous dwellings where there are no neighbours (particularly in rural locations) where this restriction would be meaningless. It is suggested that this should only be imposed where there is a neighbouring property within close proximity (within 20 metres is suggested).

 




	Q3
(b)
	Do you agree with the proposed interpretations provided in the draft Amendment Order for Development Class A? If not, please specify your reason(s) and provide alternative interpretations.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
The changes are considered to be overly complex, requiring considerable interpretation and clearer direction on principal, relevant and lateral references is needed. In addition clarification on "similar" materials is needed - it is suggested that this should be "identical".

There is concern that the interpretation of this category will be an additional burden for professional staff on relatively minor developments.




Development Class B
	Q4
(a)
	Do you agree with the proposed restrictions and conditions for roof extensions in Development Class B? If not, please specify your reason(s) and provide alternative restrictions / conditions.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
     
This category will require all roof alterations within a National Park to gain planning permission and this is considered to be appropriate due to the sensitivity of the landscape of these areas and the impact that roof extensions can have in such locations.




	Q4

(b)
	Do you agree with the proposed interpretations provided in the draft Amendment Order for Development Class B? If not, please specify your reason(s) and provide alternative interpretations.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
No comment to make in light of the above



Development Class C
	Q5

(a)
	Do you agree with the proposed restrictions and conditions for roof alterations in Development Class C? If not, please specify your reason(s) and provide alternative restrictions / conditions.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
The same comment would apply as Q3a in respect of side windows



	Q5

(b)
	Do you agree with the proposed interpretations provided in the draft Amendment Order for Development Class C? If not, please specify your reason(s) and provide alternative interpretations.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
No comments



Development Class E
	Q6
(a)
	Do you agree with the proposed restrictions for curtilage developments in Development Class E? If not, please specify your reason(s) and provide alternative restrictions / conditions.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
The change to allow curtilage buildings up to a size not exceeding 50% of the curtilage within 20 metres of the rear of a dwelling house within the National Park is of concern. The provision of buildings within close proximity to dwellings without control could result in a significant adverse impacts on the wider landscape as there are numerous dwellings with rear gardens that are visible from the surrounding area.  This would appear to contradict Part A which seeks to restrict the projection of buildings at the rear of dwellings and it is suggested that this category remains as a volume based (ie 10 square metres) criteria for such buildings.



	Q6
(b)
	Do you agree with the proposed interpretations provided in the draft amendment Order for Development Class E? If not, please specify your reason(s) and provide alternative interpretations.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
Clarification on the primary uses of outbuildings is required.  The use of an outbuilding for "spillover" accommodation has been deemed to be ancillary to the enjoyment of the main house (ie for an extra bedroom) and the interpretation needs to reflect this.



Development Class F
	Q7

	Do you agree that all new and replacement hard surfacing should be subject to the proposed porous restriction (i.e. porous materials are used or provision is made to direct any water run-off to a surface or area that allows the water to drain naturally) and that they must be permanently maintained? If not, what alternative approach would you suggest.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
No comments



Development Class G
	Q8
(a)
	Do you agree with the proposed restrictions for the installation, alteration or replacement of a chimney, flue or soil and vent pipe on a house in Development Class G? If not, please specify your reason(s) and provide alternative restrictions.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
No comments



	Q8
(b)
	Do you agree with the proposed interpretation provided in the draft amendment Order for Development Class G? If not, please specify your reason(s) and provide an alternative interpretation.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
No comments



Draft Technical Guidance Document
	Q9
	Do you have any comments to improve the draft Technical Guidance document at Annex 2? If so please specify the improvements you wish to see.
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
It is considered that the draft Technical Guidance is excessively complex (a direct reflection of the draft Order) and is open to considerable interpretation and challenge. The reasons for the revisions are to provide householders with more freedom and clarity on permitted development - there is much concern that the "layperson" will not be able to fully understand this detailed and unnecessarily complicated guidance.  The draft Order and Guidance needs to be simplified and be transparent in its meaning. It is considered that in its current form the revisions and Guidance will increase workloads for planning staff on interpretation and enforcement cases at a time of limited resources and increasing pressures on planning services.  



Draft Regulatory Impact Assessment
	Q10
	Do you have any comments to make about the draft Regulatory Impact Assessment at Annex 3?
	Yes
	No

	
	
	 FORMCHECKBOX 

	 FORMCHECKBOX 


	Comments:
As set out in Q9 above, there is considered to be a considerable impact on LPA staff resources through interpretation of the Order and through enforcement cases. This has not been reflected in the Draft Regulatory Impact Assessment (although the reference to increased numbers of Certificates of Lawful Development would suggest that there is more interpretation needed).  These impacts are considered to be negative and not in the ethos of providing a more efficient and transparent planning service within Wales.  

Whilst the document suggests a 25% decrease in householder applications, it is not considered that this would apply to a National Park where restrictions are more onerous in the Order. Comparative figures for English National parks following the introduction of these changes two years ago would be welcomed to fully assess the impact on National Parks who deal with a disproportionate number of householder applications to other LPAs. 




	Q11
	We have asked a number of specific questions throughout this consultation. If you have any related queries or comments which we have not specifically addressed, please use this space to report them:

	It is regrettable that the revisions (which are welcomed in principle to update a complex and outdated Order)are complex and lacking in clarity.  At a time of limited resources and with regard to the overall objectives of the recent Grimley study into the planning service in Wales it is considered that any changes should be more transparent in their meaning.



	I do not want my name/or address published with my response (please tick)  FORMCHECKBOX 



How to Respond

Please submit your comments by Tuesday 15 February 2011, in any of the following ways: 

	Email

	Please complete the consultation form and send it to : 

planconsultations-a@wales.gsi.gov.uk 

[Please include ‘Proposed Changes to Householder Permitted Development Rights Consultation – WAG10-10530’ in the subject line]

	Post

	Please complete the consultation form and send it to:

Proposed Changes to Householder Permitted Development Rights 
Planning Improvement Branch

Planning Division

Welsh Assembly Government

Cathays Park

Cardiff 

CF10 3 NQ



	Additional information

	If you have any queries on this consultation, please 

Email: planconsultations-a@wales.gsi.gov.uk 
Telephone: Dion Thomas on 029 2082 3479 or Jan Dominguez on 029 2082 5014
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