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Application Number: C15/0112/11/LL
Date Registered: 11/02/2015
Application Type: Full - Planning
Community: Bangor
Ward: Dewi

Proposal: ERECTION OF A REAR EXTENSION

Location: 219, PENRHOS ROAD, BANGOR, LL572DJ

Summary of the Recommendation: TO APPROVE WITH CONDITIONS

1. Description:

1.1 The application involves the construction of an extension to the rear of the property.

1.2 This property is a two-storey semi-detached house, which is located on a row of
mixed houses on Penrhos Road, Bangor. The property sits within a substantial plot
which extends lengthwise from the rear of the property. The rear of the property is
north-facing. The applicant also owns the property that is attached to the house to
which this application relates (no. 221 Penrhos Road).

1.3 The property has been substantially extended in the past, and the numerous
applications are detailed in the planning history below. The property has more than
doubled in size, and includes 4 bedrooms. The latest permission was under reference
C10A/0064/11/LL for the erection of a single storey extension on the side of the
property to create a garage and utility room. A revised plan was received and a minor
alteration was later approved to extend the height of the ridge and eaves by
approximately 0.5m, and to provide steps to the rear of the extension. This plan does
not include the utility room, but shows a lower ground floor under part of the original
property to be used as a storeroom.

1.4 The existing property plans show a patio area to the rear of the garage mentioned
above, which is additional to the plans approved under C10A/0064/11/LL. Following
the Enforcement case in relation to the utility room, which meant demolishing the
utility room that was erected at the time, there is a note on file from 2011 stating that
it was not intended to take further steps in relation to the remaining ‘patio/plinth’.

1.5 This application therefore is to erect a single storey extension on the current patio
area. The extension measures approximately 4.7m by 3m and approximately 2.2m in
height to the eaves from the patio level, and 3.6m in height to the ridge. The
extension is located approximately 1.5m from the boundary with the neighbouring
property, and the extension measures 3.7m in height to the eaves from the floor at its
maximum (on the gable) with a height of 5.2m to the ridge. It is intended to finish the
extension with a slate roof, and to finish the walls to match the existing dwelling. It is
also intended to include a small canopy above the door of the utility room and the
back door of the garage.

2. Relevant Policies:

2.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and paragraph
2.1.2 of Planning Policy Wales emphasise that planning decisions should be in
accordance with the Development Plan, unless material planning considerations
indicate otherwise. Planning considerations include National Planning Policy and the
Unitary Development Plan.
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2.2 Gwynedd Unitary Development Plan 2009:

POLICY B22 – BUILDING DESIGN - Promote good building design by ensuring that
proposals conform to a series of criteria aimed at protecting the recognised features and
character of the local landscape and environment.

POLICY B23 – AMENITIES - Safeguard the amenities of the local neighbourhood by
ensuring that proposals must conform to a series of criteria aiming to safeguard the
recognised features and amenities of the local area.

POLICY B24 – ALTERATIONS AND BUILDING EXTENSIONS WITHIN
DEVELOPMENT BOUNDARIES, RURAL VILLAGES AND THE COUNTRYSIDE -
Ensure that proposals for alterations or extensions to buildings conform to a series of criteria
aimed at protecting the character and amenity value of the local area.

POLICY B25 – BUILDING MATERIALS - Safeguard the visual character by ensuring that
building materials are of a high standard and in keeping with the character and appearance of
the local area.

2.3 National Policies:

TAN 12 Design
Planning Policy Wales (Edition 7) 2014

3. Relevant Planning History:

3.1 C05A/0626/11/LL - EXTENSION – APPROVED 18.10.2005

3.2 C07A/0814/11/LL – DEMOLITION OF A GARAGE AND ERECT A THREE
STOREY EXTENSION TO THE SIDE AND BACK - APPROVED - 14.01.2008

3.3 C10A/0064/11/LL – SINGLE STOREY EXTENSION ON SIDE OF PROPERTY
TO CREATE A GARAGE AND UTILITY ROOM - APPROVED - 22.03.2010

4. Consultations:

Community/Town Council: Refuse - the extension contributes to an overdevelopment of the site,
and its proximity to the site boundary has a detrimental impact on the
neighbouring property’s amenities.

Public Consultation: A notice was posted on the site and nearby residents were notified.
The advertising period has ended and correspondence was received
objecting on the following grounds:

 The proposal would be an overdevelopment of the site and
would affect the right to light.

 Refer to the letter stating that the utility room should not be
included and that the unauthorised utility room should be
demolished.

 The property has already been extended by more than 50%
and there is a lower ground floor which has not been included
on the approved plans.

The applicant and agent have submitted separate correspondence
which refer to the above objections.
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5. Assessment of the material planning considerations:

The principle of the development

5.1 General planning policies within the Gwynedd Unitary Development Plan support
applications for the erection of extensions on residential houses provided they are
appropriately assessed.

5.2 Policy B24 of the Gwynedd Unitary Development Plan relates to alterations to
buildings. The proposal involves constructing an extension to the rear of the property.
The existing property has been substantially extended in the past, but despite this the
property remains in keeping with the size of the site, which is substantial. The
proposed extension will be located on the existing ‘patio/plinth’ and therefore no
additional footprint will be created within the property's garden. It is also considered
that the proposed extension is in keeping with the property and site in relation to its
design and scale, and that it will not lead to an unacceptable reduction in amenity
space within the curtilage of the house which is the subject of this application. It is
therefore not considered that the proposal is contrary to the requirements of policy
B24.

Visual, general and residential amenities

5.3 Policies B22, B23 and B25 of the Gwynedd Unitary Development Plan relate to
assessing the design of the proposal, amenities and external materials.

5.4 The proposal involves constructing a single-storey extension on top of the
‘patio/plinth’ to the rear of the property. The property has already been extended
considerably to the side and to the rear, to a two-storey height that was in keeping
with the original house. The garage extension to the side of the property is single-
storey, with the height of the ridge considerably lower than the ridge of the original
property. The proposed extension has a small floor surface area, and its height is
considerably lower than the height of the garage (1.5m lower). The site’s land/floor
levels mean that the property appears considerably higher from the rear and the side
than from the front.

5.5 It is considered, although the property has been extended in the past, that the
extension now proposed respects the site and its environs in relation to scale, size,
form, density and plan. It is not considered that it has an unacceptable detrimental
impact on the form and character of the landscape or townscape, or on prominent
public views in, out or across the area. Therefore, it is considered that the proposal
complies with the requirements of Policy B22.

5.6 The original plan approved under reference C10A/0064/11/LL included a utility room
to the rear of the garage in the same location as the utility room included in this
application, although it was on a lower level than the current proposal, with the total
height to the ridge 2m lower (height from the ground to the ridge being 3.2m as
opposed to the 5.2m now proposed), 0.4m smaller in width, and 1.7m smaller in
length (2.6m by 3m as opposed to 3m by 4.7).

5.7 It is acknowledged that the utility room which is the subject of this application is
larger than the one that was originally approved under C10A/0064/11/LL, but
considering the existence of the patio on the site, the possibility of using the open
patio as it is, the size of the gardens on this site and the neighbouring site, and the size
of the extension in comparison to the extensions which have already been approved
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and completed on the site, it is not considered that the development is an
overdevelopment of the site.

5.8 The existing ‘patio' and proposed extension are located approximately 1m from the
boundary with the neighbouring property, and the neighbouring property has been
extended to the boundary, with a block boundary wall having been erected between
the corner of the neighbouring property and the shed/storeroom which is within the
property’s garden. The side wall of the proposed extension would face the gap which
is used as the next door house's patio, and which is located between the end of the
property and the shed/storeroom. It is not intended to install a window on this
elevation. There are long open gardens which measure approximately 30-40m behind
the neighbouring property and the property relevant to this application. The rear of
the houses and the gardens are north-facing.

5.9 Having assessed the site and the situation in its entirety, although it is acknowledged
that the extension will have an impact on the area immediately to the rear of the
property next door which is used as a patio, it is not considered that this impact is
substantial or detrimental. There exists a right to erect a fence or a wall up to 2m in
height between both properties to mitigate any possible impact, and although it is
acknowledged that the extension would be higher than the boundary, it would be
stepped back from the boundary. It is not considered that there would be a significant
loss of daylight or sunlight, as the rear of the houses are north-facing.

5.10 It is therefore not considered that the development would have a detrimental impact
on the residents of the property next door, or substantially affect the light to their
property. It is therefore considered that the proposal complies with the requirements
of policy B23 above.

5.11 It is intended to finish the extension to be in keeping with the existing property with a
slate roof, which is considered to comply with the requirements of Policy B25 above.

Response to the public consultation

5.12 Following a period of public consultation, correspondence was received, referring to
an overdevelopment of the site, the impact on amenities in relation to the loss of
sunlight/daylight, and reference to the lower ground floor. It is considered that these
matters have been dealt with above.

5.13 The property to which this application relates has been subject to Enforcement in
relation to the development of the site in accordance with plans approved through
C10A/0064/11/LL. It appears that the garage and utility room originally permitted
had been constructed larger and higher than the permission, and that there is a lower
ground floor as part of the previous extension. As mentioned at the beginning of the
report, an amended plan was received, which was approved as a minor amendment to
the application, which included increasing the height of the side garage and the
provision of the lower ground floor, but the Local Planning Authority was not willing
to approve the utility extension as a minor amendment. As a result, the utility room
had to be demolished.

5.14 In considering this proposal against the relevant planning policies, and comparing it
with the original utility room which was approved under C10A/0064/11/LL, and
having assessed the impact of the proposal on the residents next door, it is not
considered that the proposal significantly impacts the amenities or the light into their
property, or that the extension is an overdevelopment of the site to the degree that
would justify refusing the application.
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6. Conclusions:

6.1 Based on the above assessment, it is not considered that the proposal is contrary to
any relevant policy. The proposal is unlikely to have a detrimental effect on the
amenities of the local area or any nearby properties.

7. Recommendation: To approve – with conditions

1. 5 years
2. Ensure that the development is completed in accordance with the plans

submitted
3. External finish to match the existing property.
5. Slate roof

Welsh Water Note
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