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Bob Dewey    
PLANNING                 
GROUNDS OF APPEAL

PROPOSED ERECTION OF EXTENSION TO DWELLING
TY CARREG, GLYON LANE, BRYMBO, WREXHAM 
[bookmark: _GoBack]“appeal one”

Proposal:  The property is located close to the junction of Vicarage Road (B 5101) and Glyon Lane. It is about 750 m north of Brymbo and approximately mid way between Mold and Wrexham.   The  proposed extension would be single storey and would measure about 7.7 metres by 4.7 metres

Planning Policy: 

The development plan for the area is the Wrexham Unitary Development Plan adopted in 2005. The Council cites policies PS2 and GDP 1 in its refusal notice. The Council has also adopted Local Planning guidance Notes some of which have been consulted on prior to adoption. Relevant extracts from the policies and Guidance notes are appended to this statement. 

Policy PS2 requires that “ Development must not materially detrimentally affect countryside…”
Policy GDP1 sets out the criteria to be used in determining planning proposals for new development and specifically states that “ .. built development in its scale, design and layout (should) accord with the character of the site and (should) make a positive contribution to the appearance of the nearby locality.”

It is not clear how “positive contribution” can be justified in the context of presumption in favour of development set out inPlanning Polciy Wales 9.

LPG 3 is explicitly said to relate to “.. the approach which the Council takes towards dealing with proposals to change the use of and convert rural buildings.”   and is therefore not applicable.

LPG 20 deals with House extensions and says “ The Development Plan stresses that generally house extensions will be permitted, providing that they reflect and enhance the appearance of the existing property, adjoining properties, and their setting in terms of scale, design and materials.”

Planning Policy Wales 9 says:
4.11 Promoting sustainability through good design
4.11.1 Design is taken to mean the relationship between all elements of the natural and built environment. To create sustainable development, design must go beyond aesthetics and include the social, environmental and economic aspects of the development, including its construction, operation and management, and its relationship to its surroundings. 
4.11.2 Good design can protect and enhance environmental quality, consider the impact of climate change on generations to come, help to attract business and investment, promote social inclusion and improve the quality of life. Meeting the objectives of good design should be the aim of all those involved in the development process and applied to all development proposals, at all scales, from the construction or alteration of individual buildings to larger development proposals. These objectives can be categorised into five key aspects of good design:

Reasons for refusal:

The Council says:
“1. By virtue of its overall scale, design and appearance, the proposed extension is not considered to be sympathetic to, or accord with the character and appearance of the existing dwelling or the surrounding locality. The incongruous feature would harm the existing visual amenities of the area and would therefore conflict with the Wrexham UDP policies GDP1 and PS2 and the provisions set out within Local Planning Guidance Notes Nos. 3 and 20.”


PLANNING HISTORY

The original approval for the dwelling was approved in 1989.

Following this refusal, a slightly amended scheme was submitted and considered by the Council.
(ref; P/2017/0833.) It was refused for an almost identical reason on 9 November 2017. An appeal against that decision will follow shortly.

SUPPORTING INFORMATION:

The appellants have always considered this to be the rear elevation of the property and the application description reflects this. The Council accepted the application description on this basis and did not seek to require it to be amended. The main door and post-box to the property is on the opposite side (north) and the open area where the proposal is to be sited is treated as the private rear open space. 

It is believed that the existing conservatory was erected as “permitted development” without planning permission. 

Whilst the appellants believed that the current scheme was permitted, they applied for permission, as they did not anticipate any objections. They ask the inspector to reflect on this matter as part of his deliberations.

The definitions set out in the Town & Country Planning (General Permitted Development) (Amendment) Order 2013 for “principal elevation” states that it is the single elevation which “ .. is the first in importance, taking into account the design and architectural features of the dwellinghouse…”.
It is suggested that the Council have failed to assess the way in which the dwelling is occupied (ie with entry to non-invited guests from the opposite side. In terms of design and appearance, the presence of a non-traditional conservatory would not normally be accepted as first in importance with its outlook onto the screen fenced private garden. Furthermore it could not be said to be an architectural feature of the property.

Notwithstanding that, the appellants consider that if permission is required, then the refusal is unjustified.

The Welsh Government (PPW9) makes it clear that “ …design must go beyond aesthetics and include the social, environmental and economic aspects of the development…”

The site is well screened from public view. A series of photos are provided showing views from within the site with front corners of the proposal marked by an orange pole. It is important to emphasise that the only significant views are those taken from within the site and not from public viewpoints and photos showing typical views are also provided. The submitted plans cannot reflect the context of the proposal and the inspector is strongly urged to resist the temptation to come to a view before visiting the site.  A fence exceeding 2 metres in height for the most part prevents views from the adjoining highway. Views from passing vehicles are limited because any driver would be concentrating on the road junction immediately ahead, or would be looking down the lane to ensure there is no on-coming traffic. There is also a domestic playhouse in front acting as additional screening. The substantial mature tree directly opposite the site screens views from the main road (Vicarage Road). It must be remembered that this proposal replaces an existing conservatory which already projects significantly out on the same elevation. 

It is not clear how the extension can reasonably be described as “incongruous” which the dictionary suggests means “absurd”. The simple design with a simple mono pitched roof harmonises with the existing dwelling. It is proposed to render the walls to match the existing dwelling but alternative materials could be used if the inspector believes that this would be inappropriate.

The Council’s officer has already had several discussions with the appellant and their architect and has indicated that the Council does not object in principle to an extension in this position. 

Unfortunately, the size (projection) which is recommended by the officer is only 3.5 metres which the appellants find inadequate to accommodate their growing family. In practice it would only be a slight increase on the size of the existing conservatory. The question which we believe has to be asked is :
“would the extra size make such a significantly greater impact to justify a refusal?”.
Alternatively:
 “would the reduction in size be of sufficient benefit to make the impact acceptable albeit knowing that it would not fulfil a need identified by the appellants?”

It also should be noted that the officer suggests that the extension should be at the same floor level as the existing house rather than following the topography and set down as proposed by the appellants. If it were to be built at the higher level as suggested that would surely, if anything, increase its prominence.

DESIGN

Clearly design is a very important criterion and the appellants have employed a local architect to help them.

A number of alternatives were considered as part of the design process.  Some of these were discussed with the Council officer. As mentioned earlier, she helpfully provided a sketch of what she would find acceptable. However, within the parameters of the site the practicalities of building it and the needs of the appellants, the alternatives are somewhat restricted. The appellant’s first preference was a dual pitched roof at right angles to the main pitch of the house. At one point, the plan was discussed with a hipped end rather than a gable.

The Council officer made it clear that she was not happy to approve the submitted plan and thus a further amendment was submitted (which now forms the appeal plan). This had a significant disadvantage in that it would be more difficult and expensive to build and would provide less floor space. The first plan would clearly be preferable to the appellants.

CONCLUSION

The Council has recognised that an extension in this location would meet their policy stipulations and the appellants are grateful for this positive approach. Design inevitably includes a measure of subjectivity. In this case, there is a strong need for social/family needs to be included in the considerations. This is reflected in PPW which “.. places people at the heart of the design process…” No specific harm to the countryside or surrounding area has been identified to outweigh this requirement.

The inspector is requested to grant permission. However, if he finds against the details, in the interests of a constructive approach to the problem, he is respectfully asked to consider imposing conditions requiring amendments. If he feels unable to do that, we would be grateful if he could assist the process by adding comments to allow amendments to be made.

 


Robert A Dewey BA(hons) MBA MRTPI
Bobdeweyplanning
November 20th 2017.  V5








APPENDIX
RELEVANT EXTRACTS FROM POLICIES


Wrexham Unitary Development Plan policies



THE BROAD LOCATION OF DEVELOPMENT
Policy PS1 New development for housing, employment, and community services will be
directed to within defined settlement limits/employment areas.

Policy PS2 Development must not materially detrimentally affect countryside,
landscape/townscape character, open space, or the quality of the natural environment.

Policy GDP1 All new development should:-
a) Ensure that built development in its scale, design and layout, and in its use of materials and landscaping, accords with the character of the site and makes a positive contribution to the appearance of the nearby locality.
b) Take account of personal and community safety and security in the design and layout of development and public / private spaces.
c) Make the best use of design techniques, siting and orientation in order to conserve energy and water resources.
d) Ensure safe and convenient pedestrian and vehicular access to and from development sites, both on site and in the nearby locality.
e) Ensure that built development is located where it has convenient access to public transport facilities, and is well related to pedestrian and cycle routes wherever possible.


PLANNING POLICY WALES 9

4.11 Promoting sustainability through good design
4.11.1 Design is taken to mean the relationship between all elements of the natural and built
environment. To create sustainable development, design must go beyond aesthetics and include
the social, environmental and economic aspects of the development, including its construction,
operation and management, and its relationship to its surroundings.
4.11.2 Good design can protect and enhance environmental quality, consider the impact of
climate change on generations to come, help to attract business and investment, promote social
inclusion and improve the quality of life. Meeting the objectives of good design should be the aim
of all those involved in the development process and applied to all development proposals, at all
scales, from the construction or alteration of individual buildings to larger development proposals.
These objectives can be categorised into five key aspects of good design:
4.11.4 Good design is also inclusive design. The principles of inclusive design are that it places people at the heart of the design process, acknowledges diversity and difference, offers choice where a single design solution cannot accommodate all users, provides for flexibility in use, and provides buildings and environments that are convenient and enjoyable to use for everyone
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