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 Denise Shaw 
WARD : 
 

Llanbedr Dyffryn Clwyd / Llangynhafal 
 

WARD MEMBER: 
 

Councillor Huw O. Williams 

APPLICATION NO: 
 

22/2018/0358/ PF 

PROPOSAL: 
 

Erection of a detached dwelling and associated works 

LOCATION: Land adjoining Hyfrydle   Gellifor  Ruthin LL15 1SF 
 

APPLICANT: Mr Mike Turner 
 

CONSTRAINTS: None 
 

PUBLICITY 
UNDERTAKEN: 
 

Site Notice - No 
Press Notice - No 
Neighbour letters - Yes 
 

  
 
REASON(S) APPLICATION REPORTED TO COMMITTEE: 
Scheme of Delegation Part 2 
 

• Recommendation to grant / approve – Town / Community Council objection 
 
CONSULTATION RESPONSES: 

LLANGYNHAFAL COMMUNITY COUNCIL  
“The above application was discussed at a meeting of the Community Council this week when 
members were made aware that property owners on both sides of the site had written to 
express concern regarding certain aspects of the proposed development and it was understood 
that these concerns had also been submitted directly to the Planning Authority. 
The Community Council considered the application and the submitted concerns and wish to put 
forward the following comments:- 
(i) - Given the narrowness of the plot, careful consideration needs to be given to the size and 
design of the property to ensure that the new development is in keeping with the properties on 
either side and surrounding area. 
(ii) The new development should not adversely affect the next door properties right to light. 
(iii) Careful consideration needs to be given to the positioning of windows in the new property to 
ensure existing windows in the next door properties are not being overlooked.” 

 
DWR CYMRU / WELSH WATER 
Request that Conditions and Advisory Notes are included within the any consent to ensure no 
detriment to existing residents or the environment and to Dwr Cymru Welsh Water's assets.   
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES – 
Highways Officer 
No objection to the application subject to a condition being applied to ensure facilities for 
parking of vehicles is provided and retained in accordance with approved plans prior to the 
development first coming into use. 

 
RESPONSE TO PUBLICITY: 

 
In objection 
Representations received from: 
Nigel Bosley, Hyfrydle, Gellifor  
Shaun Darlington, Cae Bach, Tan y Foel, Gellifor  
 
Summary of planning based representations in objection: 
 



Impact on residential amenity  
- Two storey sections are set back from front and rear building line of neighbouring properties - 

will unacceptably restrict light / overshadow neighbouring properties and gardens / 
contravenes the 45 degree rule and lead to neighbours loss of enjoyment of property. 

- Windows in side elevations would overlook windows in side elevations of neighbouring 
properties and neighbours gardens, impacting on neighbours privacy. 

- Affects outlook from ground floor bedroom window in side elevation of neighbouring property 
(Hyfrydle) 

- Proposed dwelling would overlook and surround the adjoining bungalow.           
 
Visual amenity / layout / design 
- Over development of the plot / Too big for plot  
- Too large for a 3-bedroom dwelling / too many rooms. 
- Insufficient space between neighbouring properties. 
- Single storey garage butting out is out of character – should be integrated into house. 
- Not in line with neighbouring properties. 
- Out of character with rest of Tan y Foel and general visible area / Not in keeping with 

neighbouring properties/ windows in front elevation are out of keeping within neighbouring 
properties. 

 
Highway safety / Parking 
- Insufficient parking  
- Road is dangerously narrow and cannot accommodate on-road parking. 
- Neighbouring properties block sight lines for vehicles exiting the site which is a danger to 

other drivers. 
- Road leads to school so heavy traffic at key hours. 

 
Inaccuracies / errors on plans 
- Roof lights shown on the floor plans but not elevation plans. 
 
Planning history 
- Site was originally part of a previous scheme built out in the 1990s and scheme should keep 

in context of the other houses that were built. 
 
EXPIRY DATE OF APPLICATION: 04/06/2018    
 
REASONS FOR DELAY IN DECISION (where applicable):  
 

• awaiting consideration by Committee 
 

PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The application for full planning permission for a dwelling and is a revised scheme 

following a previous refusal of permission in December 2017. 
 

1.1.2 The proposal is for a detached dwelling and associated works comprising: 
At ground floor level : a hall, leading to an open plan study, dining, kitchen and lounge 
area with centre stairway with a utility area off the kitchen and an integral garage 
At first floor level : three bedrooms (one en-suite) and bathroom. 

 
1.1.3  The dwelling proposed is a two storey property with a hipped pitched roof, with a two 

storey gable to the front and flat roof single storey elements to the front and rear. It 
would have a ridge height of 6.8m and flat roof elements have a height of 2.8m 

 
1.1.4 The building at is widest point has a width of 9.8m, and a depth of 17.2m 

incorporating the single storey elements to the front and rear. The two storey section 
of the proposed dwelling has a depth of 11.2m. 

 



1.1.5 Walls would have a mixed finish; single storey elements would have stone facing 
walls; the two storey section of the dwelling would have rendered walls with Cedar 
wood cladding. 

 
1.1.6 In relation to the two storey neighbouring property to the east (2 Tan y Foel), the side 

elevation of the proposed dwelling would be 1m from the side boundary and 2.4m 
from the side elevation this neighbouring property.  

 
1.1.7 In relation to the single storey neighbouring property to the west (Hyfrydle), the side 

elevation of the proposed dwelling would be 1.2m from the side boundary and 3m 
from the side elevation of this neighbouring property.  

 
1.1.8 The relationship with the neighbouring properties is illustrated on the extract from the 

front elevation plans and the site layout plan below: 
 

 
 

 
 

 
1.1.9 The site access would be formed off the public highway and the proposed elevation 

plans show a low level wall along the front boundary approximately 1m in height. 
 



1.1.10 A parking area is proposed to the front of the dwelling which would accommodate two 
parking spaces, and the integral garage would provide a further parking space, which 
is a total of three parking spaces. 

 
1.1.11 The site extends to the rear of the neighbouring property to the west,  as will be seen 

form the plans, and a lawned garden area is proposed in this section of the site. 
 

1.2 Description of site and surroundings 
1.2.1 The site is a vacant plot along the highway leading from Peniarth to Plas Coch Bach 

Junction in Gellifor, and is positioned between Hyfrydle - a single storey detached 
bungalow to the west and 2 Tan y Foel - a modern two-storey detached dwelling to 
the east. The proposed rear garden area for the dwelling abuts the garden area of to 
the Saronfa and Derwen Deg residential properties to the south-west, which are along 
Lon yr Ysgol. 
 

1.2.2 To the rear of the site is non-domestic garage / workshop building which is referred as 
‘rear of Hen Bost’ on the Council’s mapping system and is accessed from Lon yr 
Ysgol to the rear. This building is shown to be within the control of the applicant on 
the site plan. 

 
1.2.3 There is an allocated housing site on the opposite side of the highway. 

 
1.3 Relevant planning constraints/considerations 

1.3.1 The site is unannotated land within the development boundary of Gellifor village as 
shown in the Local Development Plan. 
 

1.4 Relevant planning history 
1.4.1 There was a consent for six houses granted in 1986 on the site and on adjoining land. 

Five of the six consented dwellings were built out, with the application site remaining 
undeveloped. This permission remains extant, and therefore a two storey detached 
dwelling could be built here under this extant permission. The site is plot 1 / House 
type B on the approved plans: 
 

1.4.2 The approved layout plan for the 1986 permission is below: 
 

 
 

1.4.3 A previous application for a detached dwelling was refused in December 2017, on 
grounds of the detailing,  impact on adjacent property, and inadequacy of parking . 
 

1.4.4 An Outline planning application for a residential development on the housing 
allocation on the opposite side of the road is currently pending determination. 
 

1.5 Developments/changes since the original submission 
1.5.1 The applicant has provided a supporting statement addressing the points raised in 

public representations to the application This is summarised as follows: 



1. 1980s permission was for a two-storey dwelling; 
2. Plans are accurate and to scale; 
3. Bungalow lies to the west and south and therefore the new development 

cannot overshadow or take light due to position of sun; 
4. Proposed dwelling would be rendered, which would reflect light towards 

bungalow; 
5. Proposed dwelling would shelter bungalow from prevailing bad weather; 
6. Bungalow already has 2.4m panelled fence along length of its shared 

boundary with the proposed development; 
7. The proposed development has been sited so that it projects beyond the rear 

of the bungalow to prevent overlooking from the rear windows to help protect 
privacy of neighbouring properties; 

8. Upstairs bathroom windows would be obscure glass; 
9. House to north-west has a 2m fence along its shared boundary along with 

3.5m of conifer hedge surrounding its rear garden, and applicant does not 
consider the development would detrimentally effect this property; 

10. The proposal is sympathetic with neighbouring properties and the design is 
drawn from Gellifor’s eclectic architectural mix. 
 

1.6 Other relevant background information 
1.6.1 None. 

 
2. DETAILS OF PLANNING HISTORY: 

2.1 33/7700. Erection of 3 detached houses and 3 detached bungalows and access. Land to rear 
of Post Office, Gellifor. Granted 23/05/1986. The application site formed plot 1 of this 
permission. Plots 2 – 6 were built out and therefore this permission remains extant. The 
consent was for a two storey dwelling on the plot (house type B). 
 

2.2 22/2017/1016. Erection of a detached dwelling and associated works. Refused 13/12/2017 for 
the following reasons: 

 
1. It is the opinion of the Local Planning Authority that due to the design, height, scale 
and form of the dwelling proposed, it would be out of character with the appearance of the 
neighbouring properties, and in particular it would appear to dominate the neighbouring single 
storey bungalow to the west. Due to the siting, scale and massing of the dwelling proposed 
and the proximity to the side elevations of neighbouring properties, it would also represent a 
cramped visual appearance in close proximity to the site frontage.  It is considered the 
development would therefore be harmful to the visual amenity of the area and would detract 
from the character and appearance of the locality, contrary to Denbighshire Local 
Development Plan Policy RD1, and the advice and guidance contained in the Residential 
Development Supplementary Planning Guidance Note and Planning Policy Wales (Edition 9).  
 
2. It is the opinion of the Local Planning Authority that due to the siting, design, scale 
and form of the dwelling proposed it would cause a substantial degree of harm to the 
occupiers of Hyfrydle to the west and 2 Tan y Foel to the east by way of its overbearing 
impact, and due to unacceptable overshadowing of private rear gardens and windows in the 
side and rear elevations of those neighbouring properties, resulting in an unacceptable loss of 
residential amenity contrary to Denbighshire Local Development Plan Policy RD 1 and the 
advice and guidance contained in the Residential Development Supplementary Planning 
Guidance Note and Planning Policy Wales (Edition 9). 
 
3. It is the opinion of the Local Planning Authority that insufficient on site parking space 
has been provided, and the proposal is therefore contrary to Denbighshire Local Development 
Plan Policy ASA3 and the advice and guidance contained in the Parking Requirements in 
New Developments Supplementary Planning Guidance Note. 

 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 Denbighshire Local Development Plan (adopted 4

th
 June 2013) 

 Policy RD1 – Sustainable development and good standard design 



Policy BSC3 – Securing infrastructure contributions from Development 
Policy BSC11 – Recreation and open space 
Policy ASA3 – Parking standards 
 
3.2 Supplementary Planning Guidance 

Parking Requirements in New Developments SPG 
Open Space SPG 
Planning Obligations SPG 
Residential Development SPG 
Residential Space Standards SPG 
 

3.3 Government Policy / Guidance 
Planning Policy Wales (Edition 9) November 2016 
Development Control Manual November 2016 
 

4. MAIN PLANNING CONSIDERATIONS: 
 

In terms of general guidance on matters relevant to the consideration of a planning application, 
Planning Policy Wales Edition 9, 2016 (PPW) confirms the requirement that planning applications 
'should be determined in accordance with the approved or adopted development plan for the 
area, unless material considerations indicate otherwise' (PPW section 3.1.3). PPW advises that 
material considerations must be relevant to the regulation of the development and use of land in 
the public interest, and fairly and reasonably relate to the development concerned (PPW section 
3.1.4). 
Development Management Manual 2016 states that material considerations can include the 
number, size, layout, design and appearance of buildings, the means of access, landscaping, 
service availability and the impact on the neighbourhood and on the environment (DMM section 
9.4).  

 
The following paragraphs in Section 4 of the report therefore refer to the policies of the 
Denbighshire Local Development Plan, and to the material planning considerations which are 
considered to be of relevance to the proposal. 
 
4.1 The main land use planning issues in relation to the application are considered to be: 
 

4.1.1 Principle 
4.1.2 Visual amenity 
4.1.3 Residential amenity 
4.1.4 Landscape 
4.1.5 Drainage (including flooding) 
4.1.6 Highways (including access and parking) 
4.1.7 Open Space 

 
4.2 In relation to the main planning considerations: 

4.2.1 Principle 
The main policy in the Local Development Plan which is relevant to the principle of 
housing development in towns and villages is BSC1, which seeks to make provision 
for new housing in a range of locations, concentrating development within identified 
development boundaries. 
 
Policy RD1 states that development proposals within development boundaries will be 
supported subject to compliance with detailed criteria.  
 
As the site is within the development boundary of Gellifor as defined in the Local 
Development Plan, the principle of the development proposed would be acceptable in 
terms of BSC1. The determination of the application should therefore rest on 
assessment of the local impacts of the proposal, which are reviewed in the following 
sections of the report. 
 



With reference to the Development Plan and housing need, it is to be noted that at the 
time of drafting this report, the latest Joint Housing Land Availability Study (JHLAS) 
notes that Denbighshire has a 1.79 year supply of available housing land against a 
minimum National requirement of five years. This shortage and the positive 
contribution which the proposal would make to improving supply are also material 
considerations in respect of determining the application. 

 
4.2.2 Visual amenity 

Local Development Plan Policy RD 1 test (i) requires due regard to issues of siting, 
layout, form, character, design, materials, aspect, microclimate and intensity of use of 
land / buildings and spaces between buildings, which are matters relevant to the 
visual impact of development;  
test (vi) requires that development does not unacceptably affect prominent public 
views into, out of, or across any settlement or area of open countryside; 
test (vi) requires the incorporation of existing landscape or other features, takes 
account of site contours, and changes in levels and prominent skylines;  
and test (xiii) requires the incorporation of suitable landscaping measures to protect 
and enhance development in its local context.. 
Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making 
planning decisions (material considerations) must be planning matters; that is, they 
must be relevant to the regulation of the development and use of land in the public 
interest, towards the goal of sustainability. The visual amenity impacts of a 
development proposal are a material consideration. 
 
The Council’s SPG on Residential Development states that sufficient private 
 garden space should be left after any development to ensure that enough 
 space is kept between neighbouring properties so as to prevent a cramped, 
 overcrowded feel to the area.  
 
Representations received from neighbours and the Community Council raise visual 
amenity concerns. These focus on the size of the dwelling in relation to the narrow 
plot size and on the overall design and appearance of the dwelling in relation to the 
character and appearance of neighbouring properties and the general area. 
 
As noted, the dwelling proposed is a two-storey property with a pitched hipped roof 
with flat roof single storey elements to the front and rear. Walls are proposed to have 
a mix of stone, render and wood cladding finishes and large window openings are 
proposed in the front and rear elevations. 

 
The two neighbouring properties to the east are both two-storey modern detached 
dwellings with brick facing walls built in the early 1990s. The dwelling to the west is a 
single storey bungalow with rendered walls, with further two-storey dwellings further 
along the lane to the west.  
 
The proposed dwelling would be set back from the side boundary by at least 1 metre 
on either side, and whilst the property proposed is larger than the previously approved 
house type which formed part of the 1986 extant consent, Officers do not consider the 
proposal would represent overdevelopment of the plot, nor would it result in a 
cramped, overcrowded feel to the area. 

 
Whilst the dwelling proposed is not of the same style as the adjoining dwellings and 
would have a more contemporary appearance, there is a mix of housing types and 
styles in this area, with irregular gaps between properties. In this context, Officers 
consider the proposal would not be out of keeping with the character and appearance 
of the local area. 

 
Having regard to the design, siting, scale, massing and materials of the proposed 
dwelling, in relation to the character and appearance of adjoining properties and 
surrounding area, Officers consider the proposals would not have an unacceptable 



impact on visual amenity and would therefore be in general compliance with the tests 
in the policies referred to. 
  

4.2.3 Residential amenity 
Local Development Plan Policy RD 1 test (i) requires due regard to issues of siting, 
layout, form, character, design, materials, aspect, microclimate and intensity of use of 
land / buildings and spaces between buildings, which touch on the potential for impact 
on residential amenity; test (vi) sets the requirement to assess the impact of 
development on the amenities of local residents, other land and property users, or 
characteristics of the locality, in terms of increased activity, disturbance, noise, dust, 
fumes, litter, drainage, light pollution, etc.. 
Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making 
planning decisions (material considerations) must be planning matters; that is, they 
must be relevant to the regulation of the development and use of land in the public 
interest, towards the goal of sustainability. The residential amenity impacts of a 
development proposal are a material consideration. 
 
Paragraph 7.92 of the SPG on Residential Development requires new development to 
pay due regard to the residential amenity standards set out for householder 
development in Section 6.  Paragraph 6.41 states that new built houses should not 
overlook neighbouring houses or gardens, with at least 21 metres being achieved 
between habitable room windows and at least 15 metres separation between a wall 
with no habitable room windows and a wall with habitable room windows. 
 
Representations received from neighbours and the Community Council have raised 
concerns relating to unacceptable overlooking and loss of privacy; overshadowing of 
neighbouring properties and gardens; and an overbearing impact.  
 
Whilst first floor windows are proposed in both side elevations facing towards 
neighbouring properties, these would serve bathrooms and conditions could be 
imposed to ensure these windows are obscurely glazed and non-openable below a 
certain height in the interests of protecting the amenity of neighbours. 
 
Concerns have also been raised regarding the potential to convert the loft, and there 
is some discrepancy over the number of proposed roof lights with the elevation plans 
showing only 1 roof light in the front elevation whereas the floor plans appear to show 
3 roof lights. For the avoidance of doubt, a condition could be imposed to restrict 
window openings to only those shown on the elevation plans and for any additional 
window openings to require the consent of the local planning authority. 
 
Due to the set-back distance between the proposed dwelling and the side boundaries, 
Officers do not consider there would be an unacceptable overlooking from the first 
floor windows in the rear elevation. 
 
Subject to the imposition of necessary conditions to control window openings, Officers 
do not consider the proposal would result in any unacceptable overlooking of 
neighbouring dwellings. 
 
The dwelling proposed at its deepest point has a length of some 17.2m and is set 
back within the site, and as a result it would project beyond the line of the rear 
elevation walls of the neighbouring properties.  
 
In relation to the two storey neighbouring property to the east (2 Tan y Foel), the side 
elevation of the proposed dwelling would be 1m from the side boundary and 2.4m 
from the side elevation this neighbouring property.  

 
In relation to the single storey neighbouring property to the west (Hyfrydle), the side 
elevation of the proposed dwelling would be 1.2m from the side boundary and 3m 
from the side elevation of this neighbouring property. 
 



 
The introduction of a two storey dwelling at the application site would inevitably 
impact on the outlook of the two neighbouring properties, and in particular the 
bungalow to the west. However due to the setback distance from the boundary and 
the existing boundary treatments, Officers do not consider the dwelling would impact 
on the outlook of neighbouring properties to the extent that it could be considered to 
be overbearing. In respect of potential overshadowing and overbearing impacts, 
having regard to the fact this is a development plot, it is not considered with regard to 
the detailing of the scheme and existing site features, that a refusal recommendation 
would be merited on these grounds. 
 
Whilst accepting issues are finely balanced, Officers do not consider the development 
would be unacceptable on residential amenity grounds.  However, due to the 
relationship with the neighbouring properties and the size of the plot, Officers consider 
it would be reasonable to restrict permitted development rights in this instance to 
ensure control over future extensions and developments in the garden area.  

 
4.2.4 Drainage (including flooding) 

Local Development Plan Policy RD 1 test (xi) requires that development satisfies 
physical or natural environmental considerations relating to drainage and liability to 
flooding. 
Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making 
planning decisions (material considerations) must be planning matters; that is, they 
must be relevant to the regulation of the development and use of land in the public 
interest, towards the goal of sustainability. The drainage / flooding impacts of a 
development proposal are a material consideration. 
Dwr Cymru have raised no objection to the proposal but have requested a condition is 
applied to prevent any surface water drainage discharging into the public sewerage 
network. 
 
The application form indicates that foul water drainage will be disposed of by 
connection to the main sewer, and surface water would discharge to soakaways. 
 
Subject to the imposition of conditions, Officers are satisfied the proposal would not 
have adverse impacts on drainage. 
 

4.2.5 Highways (including access and parking) 
Local Development Plan Policy RD 1 supports development proposals subject to 
meeting tests (vii) and (viii) which oblige provision of safe and convenient access for a 
range of users, together with adequate parking, services and manoeuvring space; 
and require consideration of the impact of development on the local highway network. 
Policy ASA 3 requires adequate parking spaces for cars and bicycles in connection 
with development proposals, and outlines considerations to be given to factors 
relevant to the application of standards.  
These policies reflect general principles set out in Planning Policy Wales (Section 8) 
and TAN 18 – Transport, in support of sustainable development. 
Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making 
planning decisions (material considerations) must be planning matters; that is, they 
must be relevant to the regulation of the development and use of land in the public 
interest, towards the goal of sustainability. The highway impacts of a development 
proposal are a material consideration. 
 
Representations have been received raising concerns relating to highway safety due 
to the road being used for school traffic, the narrowness of the lane and restricted 
visibility. 
 
Highways Officers have raised no objection to the proposal, subject to a condition 
requiring the on site parking to be completed before the development is first brought 
into use and retained as such. 
 



As noted, the development is proposing to widen and reposition a vehicular access to 
the  highway and provides space for two cars on the driveway and a further space in 
the proposed garage. 
 
Having regard to the views of Highway Officers, Officers would therefore be of the 
view that the proposal would not give rise to an unacceptable impact on highway 
safety. 
 
 

4.2.6 Open Space 
Policy BSC 3 of the local development plan sets the basic requirement for 
development to contribute, where relevant, to the provision of infrastructure, including 
recreation and open space, in accordance with Policy BSC 11.  
 
Policy BSC 11 specifies that all housing developments should make adequate 
provision for recreation and open space.  All such schemes put increased demand on 
existing open spaces and facilities and therefore the policy applies to all 
developments including single dwellings. 
 
Table 4 in the Open Space SPG (adopted March 2017) sets out thresholds for on-site 
provision and financial contributions. It specifies that for schemes of 1 – 30 dwellings, 
open space obligations should be met through financial contributions rather than 
onsite provision, however 5.4.9 of the SPG does state that the thresholds are 
indicative, and onsite provision for sites of less than 30 will be considered on their 
merits. 
 
It is considered that the proposal would be acceptable in relation to open space policy 
subject to the requisite contribution being secured. It is considered that this could be 
done through an appropriately worded condition. 
 
The development is therefore considered to be able to comply with the requirements 
of Policies BSC 3 and BSC 11 via a suitable condition. 
 
 
 
Other matters 
Well – being of Future Generations (Wales) Act 2015 
The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the 
Council not only to carry out sustainable development, but also to take reasonable 
steps in exercising its functions to meet its sustainable development (or well-being) 
objectives. The Act sets a requirement to demonstrate in relation to each application 
determined, how the development complies with the Act. 

 
The report on this application has been drafted with regard to the Council’s duty and 
the “sustainable development principle”, as set out in the 2015 Act. The 
recommendation takes account of the requirement to ensure that present needs are 
met without compromising the ability of future generations to meet their own needs. It 
is therefore considered that there would be no significant or unacceptable impact 
upon the achievement of well-being objectives as a result of the proposed 
recommendation.  
 

5. SUMMARY AND CONCLUSIONS: 
5.1 The proposal is for a large three-bedroom dwelling with a contemporary appearance. Officers 

do not consider the proposal would represent overdevelopment of the plot, and due to the mix 
of housing styles along the road frontage, it is not concluded that the design and appearance 
of the dwelling would have an unacceptable impact on the character and appearance of the 
locality.  

5.2 Officers acknowledge the proposal would have an impact on neighbouring properties as it 
would alter the outlook from windows in the side elevations. However it is not concluded that 
the impacts on outlook and any potential overshadowing are so significant to justify refusal . 



5.3 Conditions are proposed to control windows in the side elevations and due to the relationship 
with the neighbouring properties and the size of the plot, Officers consider it would be 
reasonable to restrict permitted development rights in this instance as any future alterations or 
additions to the dwelling. 
 

5.4 Notwithstanding concerns raised regarding highway safety, having regard to the views of the 
Council’s Highway Officer, Officers do not consider the proposal would adversely impact on 
highway safety subject to a condition requiring the parking and turning space to be completed 
before the development first comes into use. 
 

5.5 On balance, Officers do not consider the proposal would give rise to unacceptable impacts on 
visual amenity, residential amenity or highway safety and it is therefore recommended for 
grant. 

 
RECOMMENDATION: GRANT- subject to the following conditions:- 

 
 
1. The development to which this permission relates shall be begun no later than 20th June 

2018 
2. The development hereby permitted shall be carried out in strict accordance with details shown 

on the following submitted plans and documents unless specified as otherwise within any 
other condition pursuant to this permission 
(i) Proposed north and south elevations (Drawing No. A-005 Rev. AA) received 10 April 2018  
(ii) Proposed east and west elevations (Drawing No. A-006 Rev. AA) received 10 April 2018  
(iii) Proposed floor plans (Drawing No. A-003 Rev. AA) received 10 April 2018  
(iv) Floor and roof plans (Drawing No. A-002 Rev. AA) received 10 April 2018  
(v) Site layout plan (Drawing No. A-004 Rev. AA) received 10 April 2018  
(vi) Location plan (Drawing No. A-001 Rev. AA) received 10 April 2018 

3. Notwithstanding the approved plans, the first floor windows in the east and west side 
elevations shall not be as shown but shall be obscurely glazed and non-opening below 1.7m 
above internal finished floor levels, and no windows additional to those shown on the 
approved elevation plans (Drawing No. A-006 Rev. AA) shall be inserted at any time in the 
side elevations of development hereby permitted, unless otherwise agreed in writing by the 
Local Planning Authority. 

4. Notwithstanding the provisions of all Classes of Part 1 of Schedule 2 of the Town and Country 
Planning (General Permitted Development) Order 1995 (or any order revoking and re-
enacting that Order with or without modification) no development permitted by the said 
Classes shall be carried out without approval in writing of the Local Planning Authority 

5. Facilities shall be provided and retained within the site for the parking of vehicles in 
accordance with the approved plan and shall be completed prior to the dwelling being brought 
into use 

6. No surface water and/or land drainage shall be allowed to connect directly or indirectly with 
the public sewerage network. 

7. The dwelling hereby approved shall not be occupied until the written approval of the Local 
Planning Authority has been obtained to the arrangements for compliance with the Council's 
policies and Supplementary Planning Guidance in relation to the provision of Open Space. 

 
 
 
 
The reasons for the conditions are:- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 1990. 
2. For the avoidance of doubt and to ensure a satisfactory standard of development. 
3. In the interests of residential amenity. 
4. In the interests of residential and visual amenity 
5. To provide for the parking of vehicles clear of the highway and to ensure that reversing by 

vehicles into or from the highway is rendered unnecessary in the interest of traffic safety 
6. To prevent hydraulic overloading of the public sewerage system, to protect the health and 

safety of existing residents and ensure no pollution of or detriment to the environment. 



7. In the interest of compliance with adopted open space policies. 
 
 
NOTES TO APPLICANT: 
 
HIGHWAY NOTE: 
Please be advised that separate consent will be required under Section 184 of the highways Act 1980 
for the widening of the existing access. Please contact Gail McEvoy, Highway Engineer to discuss: 
 
Email:gail.mcevoy@denbighshire.gov.uk / Tel: 01824 706882 
         
The following matters are also drawn to your attention as Advisory Notes. 
 
(i)      Highway Supplementary Notes Nos. 1,3,4,5 & 10 
(ii)     New Roads and Street Works Act 1991-Part N Form 
(iii)    Highways Act 1980 Section 184 Consent to Construct/Alter a Vehicular Crossing over a verge. 
 
 
DWR CYMRU / WELSH WATER NOTE: 
Please be advised that you may need to apply to Dwr Cymru / Welsh Water for any connection to the 
public sewer under S106 of the Water industry Act 1991. If the connection to the public sewer network 
is either via a lateral drain (i.e. a drain which extends beyond the connecting property boundary) or via 
a new sewer (i.e. serves more than one property), it is now a mandatory requirement to first enter into 
a Section 104 Adoption Agreement (Water Industry Act 1991). The design of the sewers and lateral 
drains must also conform to the Welsh Ministers Standards for Gravity Foul Sewers and Lateral 
Drains, and conform with the publication ""Sewers for Adoption""- 7th Edition. Further information can 
be obtained via the Developer Services pages of www.dwrcymru.com.     
 
Some public sewers and lateral drains may not be recorded on their maps of public sewers because 
they were originally privately owned and were transferred into public ownership by nature of the Water 
Industry (Schemes for Adoption of Private Sewers) Regulations 2011.  The presence of such assets 
may affect the proposal. Under the Water Industry Act 1991 Dwr Cymru / Welsh Water has rights of 
access to its apparatus at all times. 
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