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 Emer O'Connor
WARD : 
 

Prestatyn East 
 

WARD MEMBERS: 
 

Cllr Anton Sampson 
Cllr Julian Thompson-Hill (c) 
 

APPLICATION NO: 
 

43/2019/0112/ PF 

PROPOSAL: 
 

Erection of a replacement dwelling and associated works 

LOCATION:  83  Gronant Road   Prestatyn LL19 9NA 
 

APPLICANT: Mrs Jean Dix-Dyer 
 

CONSTRAINTS: Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 
 

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

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

 Member request for referral to Committee 
 
CONSULTATION RESPONSES: 

PRESTATYN TOWN COUNCIL 
“Observation, An objection to the application has been lodged with concerns regarding being 
overlooked” 
 
DWR CYMRU / WELSH WATER 
No objection.  

 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES – 
Highways Officer 
No objection.  

 
 

RESPONSE TO PUBLICITY: 
In objection 
Representations received from: 
Susan Davies, 6, Kirby Avenue, Prestatyn (O) 

 
Summary of planning based representations in objection: 
Amenity considerations- loss of privacy and overlooking from dormers to dwelling at the rear.  
 
 

EXPIRY DATE OF APPLICATION: 02/04/2019    
 
EXTENSION OF TIME AGREED? 18/04/2019 
 
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 proposes the erection of a replacement dwelling at 83 Gronant Road 

in Prestatyn. The proposed dwelling would replace one it is understood was 
demolished in September 2018, following structural problems encountered in the 
course of extending and altering the bungalow which had been on the site for many 
years.  
 

1.1.2 A four bedroom, 2 storey  hipped roof dormer style dwelling is proposed. It would 
have a  glazed feature gable to the front, and would occupy a footprint of roughly 100 
sq metres. Materials proposed are render, brick and Marley slate effect tiles.  

 
1.1.3 The proposed dwelling would be sited centrally on the plot with 3 parking spaces and 

a turning area to the front, and a private garden to the rear. Circulation space is 
proposed around all sides. 

 
1.1.4 The plans illustrating the proposals are included at the front of the report. 

 
1.2 Description of site and surroundings 

1.2.1 Located on the northern side of Gronant Road. No.83 lies within a residential area 
comprised of a mixture of ages and styles of detached dwellings with a house to one 
side and a dormer bungalow to the other. There are bungalows and dormer 
bungalows of differing styles, heights and ages to the rear.   
 

1.2.2 The site is currently cleared of all buildings, however the long established boundary 
features remain. The rear curtilage is bounded by wood panel fencing of around 2 
metres in height, which runs around most of the boundary with No 81. The boundary 
with No 85 is defined by a mix of fencing, the wall of a flat roof garage, and a 2m high 
hedge. The road frontage is defined by a partly rendered wall with hedgerow behind. 
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site is located within the development boundary in an area without any other 

specific designation in the Local Development Plan. 
 

1.4 Relevant planning history 
1.4.1 Planning permission was granted for alterations and extensions to the previous 

dwelling in 2016. These included: 
1) Increased height of the current bungalow from 5.0 metres up to 6.2 metres to 

allow for roof space accommodation in the form of two bedrooms and two 
bathrooms with light provided by two pitched roof dormers at the front and five 
roof lights in the rear roof slope. 

2) First floor extension above an existing flat-roofed rear projection to lead out from 
the new main roof to provide a study area, with a hipped roof over and two roof 
lights in each side roof plane. 

3) Single-storey flat-roofed extension at the rear of the property to accommodate a 
workshop adjacent to the side of the existing garage, with a footprint of 5.3 
metres by 2.7 metres with a window and a door facing the garden for the 
dwelling. 
 

1.5 Developments/changes since the original submission 
1.5.1 None.  

 
1.6 Other relevant background information 

1.6.1 In support of the application the Agent has advised that when the previous extension 
was being built when the roof was removed the walls became unstable. As a result 
the remainder of the house was demolished. The replacement has been designed to 
sit better on the site and allow for better separation between neighbouring properties. 
It is suggested this would also be a more modern and efficient dwelling.   
 



1.6.2 Councillor Julian Thomson Hill has requested the application be considered at 
Committee on the grounds of potential for a negative impact on amenity for the 
neighbours.  

 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 43/2016/0294 Erection of extension to rear and alterations to roof to provide living 

accomodation. GRANTED under delegated powers 11/05/2016 
 
 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 Denbighshire Local Development Plan (adopted 4th June 2013) 
 Policy RD1 – Sustainable development and good standard design 
Policy BSC1 – Growth Strategy for Denbighshire 
Policy BSC3 – Securing infrastructure contributions from Development 
Policy BSC11 – Recreation and open space 
Policy ASA3 – Parking standards 
 

Supplementary Planning Guidance 
Supplementary Planning Guidance Note: Residential Development  
Supplementary Planning Guidance Note: Residential Development Design Guide 
Supplementary Planning Guidance Note: Residential Space Standards  
 

3.2 Government Policy / Guidance 
Planning Policy Wales (Edition 10) December 2018 
Development Control Manual November 2016 
 

3.3 Other material considerations 
 

4. MAIN PLANNING CONSIDERATIONS: 
 

In terms of general guidance on matters relevant to the consideration of a planning application, 
Section 9.1.2 of the Development Management Manual (DMM) confirms the requirement that 
planning applications ‘must be determined in accordance with the approved or adopted 
development plan for the area, unless material considerations indicate otherwise'. It 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.  
The DMM further 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 (Section 9.4).  
 
The DMM has to be considered in conjunction with Planning Policy Wales, Edition 10 (December 
2018) and other relevant legislation. 
 
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 Drainage (including flooding) 
4.1.5 Highways (including access and parking) 
4.1.6 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 Prestatyn as defined in the Local 
Development Plan, the principle of the development proposed would be acceptable in 
terms of BSC1. Furthermore the application proposes a ‘one for one’ replacement of a 
dwelling demolished as recently as September 2018. It is therefore considered 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. 
 

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. 
 
The Development Management Manual advises at paragraph 9.4.3 as to what can be 
considered a material consideration, and states that the effects of a development on 
the neighbourhood and environment can be a material consideration. It is therefore 
considered that the impact of a proposal on the visual amenity of an area is a 
standard material consideration. 
 
No objections have been received to the application based on the visual amenity 
impacts of the proposed dwelling.  
 
The plans show a dwelling with design characteristics common to this area, including 
use of render and brick on the walls, hipped / clipped roofs with dormer windows, and 
grey concrete tiles. In Officers’ opinion this approach is acceptable in visual terms. 

 
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. 
 
The Development Management Manual advises at paragraph 9.4.3 as to what can be 
considered a material consideration, and states that the effects of a development on 
the neighbourhood and environment can be a material consideration. It is therefore 
considered that the impact of a proposal on the visual amenity of an area is a 
standard material consideration. 
 



There is one private individual objection expressing concerns over the residential 
amenity impacts of the proposals, in terms of loss of privacy and overlooking to a 
property on Kirby Avenue from first floor dormers at the rear of the proposed dwelling. 
This appears to be the comment referred to by the Town Council in their response.  
 
Having regard to the proposed plans, it would appear the only potential for 
overlooking and loss of privacy is from one of the first floor dormer windows on the 
rear of the proposed dwelling, serving bedroom 3. The other dormer window at the 
rear of the proposed dwelling is proposed to serve a bathroom, and would have 
obscure glazing. 
 
In respect of the bedroom 3 window, members are referred to the 1:500 scale site 
plan at the front of the report, which annotates the respective distances of this first 
floor window to the rear walls of the objector’s property at No.6 Kirby Avenue. The 
distances to a small projecting wall and the main rear wall of No.6 are 21 metres and 
22 metres respectively.  In noting the concerns of the neighbour, this meets the 21 
metres minimum dimension suggested in Section 6.4 of the Residential Development 
Supplementary Planning Guidance for ‘back to back’ distances between main room 
windows of properties facing one another. In terms of overlooking the adjacent garden 
area, the bedroom window is shown at a ‘minimum’ of 9 metres from the boundary; 
the recommended minimum distance in the Supplementary Planning Guidance is 7.5 
metres. 
 
Consequently, in respecting the concerns expressed, Officers would suggest the 
proposals meet the recommended minimum distances in the Supplementary 
Guidance and that there is no reasonable basis for refusal based on residential 
amenity impacts in this instance.  
 
 
 

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.  
 
The Development Management Manual advises at paragraph 9.4.3 that material 
considerations must be fairly and reasonably related to the development concerned, 
and 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; and the effects of a development on, for 
example, health, public safety and crime. Drainage and liability to flooding should 
therefore be regarded as potential material considerations. 
 
There are no adverse representations raising drainage concerns. Dwr Cymru Welsh 
Water have no objections to the proposals. 

 
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 (PPW 10) 
and TAN 18 – Transport, in support of sustainable development. 
 
Planning Policy Wales (PPW 10) 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. 
 
There are no highway concerns voiced over the application. The Highway Officer has 
no objections. 
 
The main access onto Gronant Road is long established. The proposals are to retain 
it in substantially the same location of the road frontage, and raise no new highway 
issues. 
 

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 new 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. 
 
In this instance a replacement dwelling is proposed therefore there would be no 
additional burden on open space provision. As such it would not be reasonable to 
require an open space contribution.  
 
 

 
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 taken into account the requirements of Section 3 
‘Well-being duties on public bodies’ and Section 5 ‘The Sustainable Development 
Principles’ of the Well-being of Future Generations (Wales) Act 2015. The 
recommendation is made in accordance with the Act’s sustainable development 
principle through its contribution towards Welsh Governments well-being objective of 
supporting safe, cohesive and resilient communities. 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 to erect a dwelling on the site of one demolished in the last year, following 
problems encountered during extension and alteration works on a long established dwelling 
there. 
 

5.2 The site is within the town boundary and there are no ‘in principle’ issues involved in the 
development. 
 

5.3 In respecting comments raised in relation to potential overlooking and loss of privacy, Officers 
are satisfied that the development can achieve the minimum distances set out in the Council’s 
Supplementary Planning Guidance. 
 

5.4 The proposals are 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 17th April 2024 
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 plans, elevations and site plan (Drawing No. 1 Rev. A) received 18 February 
2019  
(ii) Existing site plan (Drawing No. 3) received 6 February 2019  
(iii) Proposed site plan (Drawing No. 2) received 6 February 2019  
(iv) Location plan received 6 February 2019 

 
 
 
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. 
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