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Emer O'Connor

ITEM NO: 2

WARD NO: Efenechtyd

WARD MEMBER(S): Councillor Eryl Williams

APPLICATION NO: 11/2013/0632/ PF

PROPOSAL: Erection of two-storey and first-floor pitched-roof extensions,
alterations to dwelling and alterations to existing vehicular access

LOCATION: Plas Cwita Clocaenog Ruthin

APPLICANT: Mr & MrsAdam & Katy Stubbings

CONSTRAINTS:

PUBLICITY Site Notice - NoPress Notice - NoNeighbour letters - Yes

UNDERTAKEN:

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

¢« Member request for referral to Committee

CONSULTATION RESPONSES:
CLOCAENOG COMMUNITY COUNCIL
No objection.

RESPONSE TO PUBLICITY: None
EXPIRY DATE OF APPLICATION: 13/08/13
REASONS FOR DELAY IN DECISION (where applicable):

. awaiting consideration by Committee
. amended plans requested

PLANNING ASSESSMENT:
1. THE PROPOSAL:
1.1 Summary of proposals
1.1.1 Planning permission is sought for the erection of extensions to the dwelling Plas
Cwitta in Clocaenog. The application comprises of three elements, a rear and two side
extensions.

1.1.2 The rear extension would be over an existing single storey lean-to, and along the
proposed side extension. In total it would measure 12.6 metres in length. It would
have two gables 1o the rear, and would comprise of two additional bedrooms.

1.1.3 The two storey side extension is proposed on the southern elevation of the dwelling
{closest point to the road). It would project 4.2 metres from the side of the dwelling,
and run along the depth of the dwelling and to the rear, some 8.7 metres. The end
would be heavily glazed with French doors on the ground and first floor. it would be
clad in horizontal larch boarding. This extension would comprise of a lounge, with a
bedroom and en suite on the first floor.
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3.

1.1.4 The side extension would project 3.1 metres from the northern side of the dwelling
and would run over an existing single storey section on the nerthern end of the
dwelling. The two storey section would measure 8.8m in total length. it would have a
large dormer window to the front and would be partially clad in larch cladding. It would
comprise of a bedroom and en suite and the additional ground floor space would
comprise of a utility room.

1.1.5 The proposals are illustrated on the plans at the front of the report.
1.2 Description of site and surroundings

1.2.1 The two storey traditional detached dwelling is located off a track on to a minor road
which links to the B5105 Ruthin to Clawddnewydd Road.

1.2.2 The dwelling was extended in the early 1980's with the addition of a side and rear
extension.

1.2.3 liis a relatively flat site, bounded by hedging to all sides.

1.2.4 Another dwelling Plas Helyg shares the access track, and is located to the north east
of Plas Cwitta.

1.3 Relevant planning constraints/considerations
1.3.1  The site is located in the open countryside, outside of any development boundary.

1.4 Relevant planning history
1.4.1 Planning permission was granted for extensions to the dwelling in 1983. Owing to the
time lapse since these extensions were added they would now be regarded as part of
the original dwelling for the purposes of planning policy considerations.

1.5 Developments/changes since the original submission
1.5.1 The application has been amended slightly on the advice of Officers. An extended
curtilage originally proposed has now been removed and certain detailing of the
scheme has been amended, albeit with a limited reduction in additional floorspace.

1.6 Other relevant background information
1.6.1 None.

DETAILS OF PLANNING HISTORY:
2.1 None.

RELEVANT POLICIES AND GUIDANCE:

The main planning policies and guidance are considered to be:

3.1 Denbighshire Local Development Plan (adopted 4™ June 2013)
Policy RD 3 — Extensions and alterations to dwellings

3.2 Supplementary Planning Guidance
SPG 1 - Extensions to Dwellings
SPG 7 — Residential Space Standards
SPG 24 - Householder Development Design Guide

3.3 Government Policy / Guidance
Planning Poalicy Wales Edition 5 November 2012
Technical Advice Note 12 — Design (2009)

3.4 Other material considerations
None.



4. MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 5, 2012 (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' (Section 3.1.2). PPW advises that
material considerations must be relevant io the regulation of the development and use of land in
the public interest, and fairly and reasonably relate to the development concerned., and that these
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
{Sections 3.1.3 and 3.1.4).

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

4.2 In relation to the main planning considerations:
421 Principle

The principle of extensions to existing dwellings is generally acceptable in terms of
current policies, subject to consideration of detailing and impacts. Policy RD 3 relates
specifically to extensions to dwellings and permits extensions subject to the
acceptability of scale and form; design and materials; the impact upon character,
appearance, and amenity standards of the dwelling and its immediate locality; and
whether the proposal represents overdevelopment of the site. SPG 1 and SPG 24
offer basic advice on the principles to be adopted when designing domestic
extensions and related developments. The assessment of impacts is set out in the
following sections.

422 Visual amenity
Criteria i) of Policy RD 3 requires the scale and form of the proposed extension or

alteration to be subordinate to the original dwelling, or the dwelling as it was 20 years
before the planning application is made. Criteria ii) of Policy RD 3 requires that
proposals are sympathetic in design, scale, massing and materials to the character
and appearance of the existing building.

The application proposes extensions to the sides and rear of the dwelling which
would have a footprint of approximately 50 sq metres. The existing dwelling has a
footprint of over 115 sq metres. Both side extensions would be set back from the front
of the dwelling and the ridgelines would be set down from the main ridge height. The
width of the resulting dwelling would be 21.5 metres; the original two story section of
the dwelling was 8.5 metres. The extensions would be clad in larch boarding.

In Officers opinion the cumulative impact of the extensions would not appear
subordinate to the original dwelling, owing to the scale and massing of the
extensions. Whilst there are existing single storey elements on the sides of the
dwelling, the existing two storey section is only 8.5 metres wide and this would be
extended to over 21 metres, which more than doubles the original frontage. Design
breaks, such as the set down ridges and alternative materials have been made to
enable the original dweliing to stand out from the extension, however the width of the
extension would be substantial and the proposed materials do not reflect those of the
ariginal dwelling. New fenestration patterns are also proposed and include substantial
glazing to both end elevations, which is also introducing new features rather than
reflecting those of the original dwelling, which is the suggested best practice in SPG.
Hence it is considered that the proposal would not comply with tests i} and it) of Policy
RD 3 and advice within the supplementary planning guidance.



423

Residential amenity
Test iii) of Policy RD 3 seeks to ensure that proposals to extend dwellings do not

harm the amenity of the dwelling by way of overdevelopment of the site. Planning
Policy Wales 3.1.4 refers to the impact on the neighbourhood as a material
consideration, the impact of a development on residential amenity is therefore a
relevant test on planning applications.

A substantial amount of amenity space would remain if the extension was permitted
and the nearest dwelling would be over 40 metres to the north west of Plas Cwita.

It is to be noted that there would be over the recommended 40 sq metres amenity
space remaining for the proposed occupiers of the dwelling should the extensions be
permitted. Considering the distances to the neighbouring dwelling the extension
would not result in a loss of light for adjacent occupiers. The proposal is therefore
considered to comply with test iii) of Policy RD 3 and separation distance advice
within supplementary planning guidance.

5. SUMMARY AND CONCLUSIONS:
5.1 It is the opinion of Officers that the proposal fails to comply with key tests of planning policy
RD3 Extensions to Dwellings, therefore the application is recommended for refusal.

RECOMMENDATION: REFUSE- for the following reason:-

it is the opinion of the Local Planning Authority that the siting and scale of the extensions
would not be subordinate to and would not reflect the character and appearance of the
original dwelling. The proposal therefore fails to comply with criteria i) and ii) of Policy RD3 of
the Denbighshire Local Development Plan and advice contained in SPG 1 Extensions to
Dwellings.

1.



