
 

ITEM 1 APPLICATION NO. 2014/0892 

  WARD: Mynyddbach 
Area 1 

 

Location: Plot 22 (no. 38) Ladysmith Road Treboeth Swansea SA5 9DL 

Proposal: Retention and alteration of detached dwelling house on Plot 22 
(amendment to planning permission 2007/0230 granted on appeal 21st 
July 2008) 

Applicant: Mr Jonathan Hale 
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ITEM 1 (CONT’D) APPLICATION NO. 2014/0892 

 
BACKGROUND INFORMATION 
 
POLICIES 
 

Policy  Policy Description 

Policy EV1 New development shall accord with a defined set of criteria of good 
design. (City & County of Swansea Unitary Development Plan 2008). 

 

Policy EV2 The siting of new development shall give preference to the use of 
previously developed land and have regard to the physical character 
and topography of the site and its surroundings. (City & County of 
Swansea Unitary Development Plan 2008). 

 

Policy EV3 Proposals for new development and alterations to and change of use of 
existing buildings will be required to meet defined standards of access. 
(City & County of Swansea Unitary Development Plan 2008) 

 

Policy HC2 Housing development within the urban area will be supported where the 
site has been previously developed, its development does not conflict 
with other policies, does not result in ribbon development, and the 
coalescence of settlements, overintensive development, loss of 
residential amenity, adverse effect on the character and appearance of 
the area, loss of urban green space, harm to highway safety, adverse 
effects to landscape, natural heritage, security and personal safety, 
infrastructure capacity, and the overloading of community facilities and 
services. (City & County of Swansea Unitary Development Plan 2008) 

 
SITE HISTORY  
 

App No. Proposal 

2007/0230 Residential development comprising 31 dwelling houses with new 
access road and associated landscaping 

Decision:  Refuse 

Decision Date:  15/01/2008 

 

2010/0553 Three pairs of semi-detached dwellings to plots 5 to 10, access road 
and associated works (amendment to planning permission 2007/0230 
granted at appeal 21st July 2008) 

Decision:  Grant Permission Conditional 

Decision Date:  19/10/2010 

 

2012/0580 Amended plot layout and amended house types on plots 18,19, 21 and 
30 (approved plots 19 - 22) (amendment to planning permission 
2007/0230 granted on appeal on 21st July 2008) 

Decision:  Grant Permission Conditional 

Decision Date:  10/08/2012 
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2013/1304 Retention of dwelling on plot 22 (approved plot 23) (Amendment to 
Planning Permission 2007/0230) 

Decision:  Refuse 

Decision Date:  09/12/2013 

 

2008/2003 Revised house types to plots 1 to 3 and 31 and deletion of plot 4 
(amendment to planning permission 2007/0230 granted at appeal 21st 
July 2008) 

Decision:  Grant Permission Conditional 

Decision Date:  12/03/2009 

 

2013/1122 Retention and completion of plots 23, 24 and 25 (approved plots 24, 25 
and 26) (amendment to planning permission 2007/0230 allowed on 
appeal 21st July 2008) 

Decision:  Refuse 

Decision Date:  09/12/2013 

 
RESPONSE TO CONSULTATIONS 
 
The application was advertised by site notice and eleven neighbours were consulted.  SIX 
LETTERS OF OBJECTION have been received raising the following concerns: 
 
1. Concerns the proposed amendments would not address the overbearing impacts, 

loss of privacy and loss of natural light to the occupiers of properties at Gelli Aur. 
2. Concerns the design of the dwelling would not be in keeping with the remainder of 

the development. 
3. Concerns the proposal would de-value neighbouring properties. 
 
Highway Observations 
 
Proposals are for the retention and alteration of a detached dwelling house on Plot 22 
(amended planning permission 2007/0230 granted on appeal 21st July 2008). Parking 
provision is unaffected by the amendments. There are no highway objections. 
 
APPRAISAL 
 
This application is reported to Committee for decision at the request of Councillor Ceinwen 
Thomas in order to consider the proposal having regard to the Planning Inspector’s 
reasons for dismissing the appeal.  A site visit to allow Members to fully consider the 
proposal has been requested. 
  
Full planning permission is sought for the retention and alterations to the dwelling 
constructed on plot 22 (approved plot 23) at the Hale Homes development on Ladysmith 
Road, Treboeth.  The dwelling is completed and occupied. 
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The differences between the approved dwelling and the proposed dwelling to be retained 
are as follows: 
 

• The floor level of the proposed dwelling is some 2.14m higher (approved 86.23, as 
built 88.37). 

• The proposed dwelling is some 1.8 metres closer to the rear boundary of Nos. 57 
and 59 Gelli Aur (approved some 3m metres from the boundary, as built some 1.2 
metres). 

• The proposed dwelling is sited some 3.5 metres to the south west of the approved 
siting i.e. closer to the rear boundary of the plot. 

• The garage siting has moved some 3.2m to the south west from that approved and 
the rear wall of the garage would be some 0.4m closer to the rear boundary of No. 
132 Gelli Aur. 

• Minor alterations to the fenestration and the provision of quoin details. 

• The provision of a hipped roof to the southern gable. 
 
The fundamental difference between the current planning application and the previous 
refusal is the provision of a hipped roof to the southern elevation in order to try to address 
the Planning Inspector’s reasons for dismissing the appeal on residential amenity 
grounds.  
 
This planning application has been submitted following the refusal of a previous 
application to retain the dwelling as built (2013/1304 refers).  This application was refused 
at the Area 1 Planning Committee on 3rd December 2013.  The applicant appealed this 
decision and the appeal was dismissed 29th May 2014. 
 
In the appeal decision the Inspector held the view that the development, by virtue of its 
close proximity, coupled with the substantial height and depth of the gable elevation, 
results a dominant and oppressive form of development particularly when viewed from the 
rear garden area and rear habitable room windows at No. 59, thus causing material harm 
to the living conditions of the occupiers of No. 59 Gelli Aur.  Moreover, the proposal would 
cause material harm to the outlook of the occupiers of No. 57. 
 
The applicant’s planning agent has submitted a Planning Statement in support of the 
application which discusses the levels issues in relation to this plot.  In both the previous 
Committee Report and the Inspector’s appeal decision it has been maintained that the 
dwelling on plot 22 has been constructed at a level 2.14 metres above the approved levels 
on the site.  The slab levels of the buildings were approved by condition 9 of the original 
planning permission for the site (2007/0230 refers) which was granted on appeal in 2008.  
The Planning Statement contents that the information submitted to satisfy condition 9 was 
not correct and the applicant was not aware of this at the time.  Instead the development 
was constructed at the levels shown on the plans previously approved on appeal (Ref. 
2007/0230), albeit some 0.5 metres higher than the approved, according to the Planning 
Statement.  Notwithstanding this, according to the information provided by the applicant’s 
agent in support of the previous planning application, the dwelling has been constructed 
some 0.74 metres higher than the levels indicated on the approved 2008 plans.  Clearly 
there is some contradictory information regarding the height as constructed against the 
height as approved at appeal and as approved by condition.   
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Irrespective of this, both the decision by the Council to refuse the previous planning 
application and the decision by the Planning Inspectorate to dismiss the appeal, were 
undertaken following observations of the dwelling and its relationship with neighbouring 
properties on site. 
 
The main issues for consideration in this instance relate to whether the amendments to 
the dwelling proposed to be retained would sufficiently address the harm to the residential 
amenities of neighbouring occupiers identified in the Planning Inspector’s appeal decision.  
In view of the amendments proposed to the roof of the dwelling, consideration must also 
be given to the impacts of the proposal on the character and appearance of the area.  
Finally, consideration must be given to the impacts on parking and highway safety. 
 
The relevant City and County of Swansea Unitary Development Plan (UDP) Policies are 
EV1 (Design), EV2 (Siting and Location), EV3 (Accessibility) and HC2 (Urban Infill 
Housing).  Moreover, the Supplementary Planning Guidance (SPG) ‘Places to Live: 
Residential Design Guide’ is also a material consideration to this application.  At the time 
the previous planning application was reported to the Area 1 Planning Committee the SPG 
had not been adopted and was considered to carry limited weight.  However, the guidance 
was adopted January 2014 and was a material consideration in the Inspector’s appeal 
decision. 
 
Visual Amenity 
 
The site lies within an area consisting primarily of detached and semi-detached properties 
with bungalows to the north of the site.  The area is characterised by houses of a strongly 
unifying 1970s style that are set back from the street and this is reflected in the wider 
scheme that was approved on the site. 
 
The principle considerations when assessing this application are the impacts that the 
proposal would have on the layout and character of the existing dwellings in the vicinity of 
the site and the visual impact the alterations would have on the character and appearance 
of the site that was approved at appeal. 
 
In terms of the proposed hipped roof element, currently the dwelling has a duo-pitched 
gable roof with a front gable that accommodates a window serving a bedroom within the 
roof void.  The proposed amendment would materially alter the appearance of the dwelling 
by removing a large portion of the roof structure on its southern side.  The hip is proposed 
to be angled to accord with the pitch of the front gable, which will provide some continuity 
with this existing design feature.  When viewed from the front and rear elevations the 
proposed alterations would result in a somewhat unbalanced design, however, the overall 
visual impact to the surrounding street scene would not be significant, by virtue of the 
siting of the dwelling in the south western corner of the development. 
 
In terms of the minor alterations to the fenestration and the provision of quoin details, 
these elements were considered to be acceptable in visual amenity terms when the 
planning application was previously considered, as were the alterations to the siting and 
height of the dwelling. 
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In light of the above it is not considered the proposed amendments would have a 
significant detrimental impact on the character and appearance of the area, therefore, the 
proposal is considered to be satisfactory in terms of its visual impact having regard to 
UDP policies EV1, EV2 and HC2. 
 
Residential Amenity 
 
The above referenced SPG advises that a minimum distance of 15 metres should be 
achieved between existing windowed elevations and opposing proposed walls. It goes on 
to state that only where this relationship exists between two proposed dwellings can the 
separation be reduced to 12 metres.  The Inspector noted in the appeal decision that 
whilst he would not wish to treat such figures as strict requirements, they provided a useful 
context for the development subject to the appeal and given that the appeal proposal 
would affect an existing dwelling, he considered that the 15 metre distance should, in this 
instance, form the starting point for the assessment. 
 
The dwelling proposed to be retained, when compared to the approved dwelling, is higher 
and closer to the dwellings on Gelli Aur as described above.  In addition, the relative 
position of the dwelling has changed in relation to these properties.  Under the original 
planning permission the west side gable of the dwelling was sited mainly to the rear of No. 
59, with only some 2m projecting past the side boundary of No. 57.  The depth of the side 
gable of the dwelling to be retained is now generally bisected by the dividing boundary 
between Nos. 57 and 59. 
 
Nos. 57 and 59 are stepped down to follow the drop in levels along Gelli Aur.  The 
application drawings indicate that the floor level of the development is similar to that of No. 
57, whereas the floor level of No. 59 is lower by some 0.83 metres. 
 
Turning to the impact on No. 59, the Inspector observed that the dwelling as built results in 
a dominant and oppressive form of development, which would be particularly evident 
when viewed from the rear garden and rear habitable room windows and is exacerbated 
by the fact that No. 59 is stepped down to follow the drop in levels along Gelli Aur. 
 
A separation of 12.2 metres is currently maintained from the rear elevation of No. 59 to the 
side gable of the dwelling to be retained.  Clearly the floor level of the dwelling to be 
retained, its gable depth and the separation distance to the rear of No. 59 will not be 
affected by the proposed amendments.  Notwithstanding this, it is considered the 
introduction of a hipped roof to the southern elevation would significantly reduce the 
dominant overbearing impact of the gable elevation to the occupiers of No. 59.  The 
overall height of the dwelling some 1.2 metres from the boundary with No. 59 would 
reduce from its current height to the ridge of some 8.8 metres to 5.5 metres (a difference 
of 3.3 metres).  The effect of the alterations would be to remove the significant height of 
the gable and its close proximity to rear garden boundary.  Whilst the roof form would still 
be clearly visible from the rear garden and rear windows of No. 59 (as would be the case 
had the development been built in accordance with the approved plans) it is considered 
that the proposed hip roof alteration would, on balance, ensure that the development 
would not have a significant overbearing impacts to the occupiers of No. 59 when viewed 
from the garden or dwelling.   
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In making this assessment regard has been given to the fact that the gable does not 
project across the full width of the rear garden of No. 59, which reduces its overbearing 
impact, whereas the approved siting would have extended across the majority of the rear 
boundary (albeit at a lower level and some 3 metres from the rear boundary).  It is 
considered this fact together with the mitigating effect of the hipped roof would justify a 
departure to the separation distances outlined within the SPG. 
 
Turning to the impacts on No. 57, the Planning Inspector found that the dwelling as built 
causes material harm to the living conditions of the occupiers of No. 57 by reason of its 
overbearing and oppressive impact.  Specifically referred to in the Inspector’s decision is 
that the dwelling is located some 8 metres from the conservatory located at the rear of No. 
57.  Moreover, the revised siting of the dwelling some 3.5 metres to the rear of the appeal 
site has resulted in the occupiers of No. 57 being materially worse off relative to the 
previous scheme. 
 
The garden level of No. 57 rises up towards the rear boundary to the extent that the top of 
the rear boundary fence is a similar height to the cill level of the first floor gable window.  
This situation does, to a limited degree, serve to reduce the massing of the gable 
elevation.  As discussed above the floor level of the dwelling to be retained, its gable 
depth and the separation distance to the rear of No. 57 will not be affected by the 
proposed amendments.  Notwithstanding this, it is considered that the introduction of a 
hipped roof to the southern elevation would significantly reduce the overbearing impact of 
the gable elevation to the occupiers of No. 57 and improve the outlook from the property.  
The oppressive height of the gable and its proximity to the boundary would be significantly 
reduced by the proposed hipped roof.  This amendment, and the fact that the dwelling 
does not project across the full width of the rear boundary together with the height of the 
boundary fence in relation to the dwelling as described above would, on balance, ensure 
that the development would not have a significant overbearing impact to the occupiers of 
No. 57 and would significantly improve the outlook from the rear conservatory.  It is 
considered these factors serve to justify a departure to the separation distances outlined 
within the SPG 
 
In light of the above it is considered that the proposed amendments to the dwelling to be 
retained, specifically the provision of a hipped roof to the southern elevation, would ensure 
that that, on balance, the dwelling would not have any significant overbearing impacts or 
result in a significant loss of outlook to the occupiers of Nos. 57 and 59. 
 
In terms of overlooking of Nos. 57 and 59, there is an obscure glazed ensuite window in 
the side gable facing these properties.  Whilst the original scheme did not include a 
condition that this window should not be openable below a certain height, given the 
increased height and proximity of this window to neighbours, it is recommended, if 
approved, a condition is included for the provision of a new window, which would not be 
openable below a height of 1.7 metres in order to prevent any significant overlooking to 
neighbouring properties. 
 
In terms of loss of natural light, the dwelling on plot 22 is sited to the north west of 
dwellings on Gelli Aur there would be no significant loss of natural light to the dwellings on 
Gelli Aur. 
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In terms of overlooking of Nos. 61 and 132 Gelli Aur the Planning Inspector noted that 
whilst some overlooking would be possible, by virtue of the siting and orientation of No 22, 
he did not consider such an impact to be so significant so as to materially detract from the 
living conditions of the occupiers.  Similarly he did not consider the levels of natural light or 
outlook to be materially affected and that all other properties in the area would be sited 
within a sufficient distance or at such an angle that no significant harm would be caused.  
Moreover, the Inspector held the view that the re-siting of the garage on plot 22 some 3.2 
metres from the approved siting and around 0.4 metres closer to the dwellings on Gelli 
Aur would not have any significant overbearing impacts by virtue of its single storey height 
and roof design.  Having regard to the above it is not considered there are any material 
reasons to depart from the Inspector’s views on these matters. 
 
Overall for the above reasons, on balance, it is considered that the proposed amendments 
would result in a development that would not have any significant residential amenity 
impact to the occupiers of properties on Gelli Aur and would accord with UDP policies 
EV1, EV2 and HC2.  Whilst the proposal would not accord with the separation distances 
referred to within the SPG, such advice is guidance and is not adopted development plan 
policy and should thus not be treated as determinative.  However, the report provides 
justification where the specified separation distances have not been achieved as such it is 
not considered the proposals would be contrary to the aims of the adopted SPG 
document. 
 
Access and Highway Safety 
 
Access is derived off Ladysmith Road and adequate parking is being retained for the 
dwelling.  The Head of Highways and Transportation has raised no objection to the 
proposal subject to the garage remaining for the parking vehicles in association with the 
dwelling.  The development is therefore in accordance with UDP policies EV3 and HC2. 
 
Other Matters 
 
Concerns have been raised in letters of objection that the development would de-value 
neighbouring house prices.  This is not a material planning consideration. 
 
Conclusion 
 
In light of the above, on balance, it is not consider that the dwelling as amended would 
result in any significant overbearing, overlooking or loss of natural light impacts. As such, 
it is not considered that the proposals would cause significant material harm to the living 
conditions of the occupiers of the properties at 57 and 59 Gelli Aur. Accordingly, the 
proposal is considered to be in accordance with UDP Policies EV1, EV2 and HC2, which 
amongst other things, aim to ensure that such development accords with the objectives of 
good design and does not result in a significant loss of residential amenity.  The 
development is also considered to be acceptable in terms of access, parking and highway 
safety in accordance with UDP policy EV3.   Whilst the proposal would not accord with the 
separation distances referred to within the SPG, such advice is guidance and is not 
adopted development plan policy and should thus not be treated as determinative.  It is 
not considered the provisions of the Human Rights Act would raise any further material 
planning considerations as such the application is recommended for conditional approval. 
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RECOMMENDATION 
 
APPROVE, subject to the following conditions: 
 

1 The hipped roof to the southern elevation shall be constructed in accordance with 
the plans hereby approved within 9 months of the date of this planning permission 
being granted. 

 Reason: In the interests of residential amenity.  

 

2 The first floor ensuite bathroom window in the southern side elevation of the 
dwelling hereby approved shall be fitted with obscure glazing and shall not be 
openable below a height of 1.7 metres above internal floor level and shall be 
retained as such at all times unless otherwise agreed in writing by the Local 
Planning Authority. 

 Reason: In the interests of residential amenity.  

 

3 Notwithstanding the provisions of the Town & Country Planning (General 
Permitted Development) Order 1995, (or any Order revoking or amending that 
Order), Class A, B and C of Part 1 of Schedule 2 shall not apply. 

 Reason: The development is such that the Authority would wish to retain control 
over any future development being permitted in the interests of the residential 
amenities of neighbours.  

 
INFORMATIVES 
 
1 The development plan covering the City and County of Swansea is the City and 

County of Swansea Unitary Development Plan. The following policies were 
relevant to the consideration of the application: EV1, EV2, EV3, HC2 and the 
Supplementary Planning Guidance 'Places to Live - Residential Design Guide' 
(2014) 

 
PLANS 
 
1401-01 site location plan, 1401-02 block plan, 1401-03 proposed floor plans, 1401-04 
proposed elevations, 1401-06 garage plans, 1401-08 proposed street scene, 1312-03 
existing floor plans, 1312-04 existing elevations, 1312-06 existing street scene dated 18th 
June 2014. 
 
 

 
 
 



 

ITEM 2 APPLICATION NO. 2014/0589 

  WARD: Castle 
Area 1 

 

Location: 278 Oystermouth Road, Swansea SA1 3UH 

Proposal: Change of use from a guest house (Class C2) to a 10 bed HMO 

Applicant: Mr Gurdas Somal 
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BACKGROUND INFORMATION 
 
POLICIES 
 

Policy  Policy Description 

Policy AS6 Provision of car parking in accordance with adopted standards. (City & 
County of Swansea Unitary Development Plan 2008) 

 

Policy EV1 New development shall accord with a defined set of criteria of good 
design. (City & County of Swansea Unitary Development Plan 2008). 

 

Policy EV2 The siting of new development shall give preference to the use of 
previously developed land and have regard to the physical character 
and topography of the site and its surroundings. (City & County of 
Swansea Unitary Development Plan 2008). 

 

Policy EV3 Proposals for new development and alterations to and change of use of 
existing buildings will be required to meet defined standards of access. 
(City & County of Swansea Unitary Development Plan 2008) 

 

Policy HC5 Proposals for the conversion of dwelling or non-residential properties to 
HMO's will be permitted subject to a set of defined criteria including the 
effect upon residential amenity; harmful concentration or intensification 
of HMO's in an area, effect upon the external appearance of the 
property and the locality; effect on local car parking and highway safety; 
and adequate refuse storage arrangements. (City & County of Swansea 
Unitary Development Plan 2008) 

 
SITE HISTORY  
 

App No. Proposal 

78/0236/11 CHANGE OF USE TO A GUEST HOUSE AND REAR EXTENSION 

Decision:  *HGPC - GRANT PERMISSION CONDITIONAL 

Decision Date:  27/04/1978 

 
RESPONSE TO CONSULTATIONS 
 
TWO neighbouring properties were consulted and the proposal was advertised on site. 
NO RESPONSE. 
 
Highway Observations - Change of use from a guest house (Class C2) to a 10 bed 
HMO. 
 
The current use as a guest house with 10 bedrooms would generate certain parking 
requirements that are not currently being met with all parking having to take place on 
street.  
 
The applicant has applied for a HMO for up to ten persons accommodated in ten 
bedrooms. 
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As a guest house there were ten bedrooms but there was no restriction on numbers of 
occupants per room and as such numbers in excess of ten guests could reasonably be 
expected. There is therefore a possible argument that there would be less persons staying 
at the premises should consent be given. 
 
There is no cycle parking indicated but if this could be provided then it would help to 
mitigate for the lack of parking provision available. There appears to be a small rear 
courtyard area that could be used for this purpose.  
 
On balance whilst there is no parking available for use by the development I consider that 
with a restriction of ten persons occupying the dwelling then overall there could be a 
reduction in person and hence traffic/parking generated by the development.   
For the avoidance of doubt and to protect the on street parking provision of residents living 
in the vicinity a condition will be added to prevent proposed residents from applying for 
residents parking permits 
 
I recommend that no highway objections are raised to the proposal subject to: 
 
1. Cycle parking in accordance with details to be submitted to the LPA shall be provided 
and maintained in perpetuity prior to beneficial use of the HMO commencing. 
 
2. Before the development hereby permitted is occupied arrangements shall be agreed in 
writing with the local planning authority and be put in place to ensure that no resident of 
the development shall obtain a resident's parking permit within any controlled parking 
zone which may be in force on Oystermouth Road, Beach Street or Burrows Road at any 
time.  
 
3. The premises to be used by a maximum of ten persons at any one time, in the interest 
of highway safety and to minimize car use at the site.  
 
APPRAISAL 
 
This application is reported to committee for decision at the request of Councillor David 
Phillips to assess the impact upon the area. 
 
Full planning permission is sought for the change of use of 278 Oystermouth Road from a 
Guest House (Class C1) to a 10 bedroom HMO. The application property is a large 
terraced property located on a stretch of properties fronting Swansea Bay and currently 
occupied as a Guest House providing 10 bedrooms. No external alterations are proposed.  
 
The main issues for consideration with regard to this application relate to the acceptability 
of the proposed use and external alterations, having regard to Policies AS6, EV1, EV2, 
EV3, EV9 and HC5 of the City and County of Swansea Unitary Development Plan 2008. 
There are in this case considered to be no additional overriding considerations arising 
from the provisions of the Human Rights Act.  
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Policy HC5 states that proposals for conversion of properties into multiple occupancy will 
only be permitted where there is no significant adverse affect in terms of the following:   
 
1. Impact on residential amenity 
2. Intensity of use 
3. Off-street parking provision  
4. Traffic generation  
5. Refuse storage arrangements 
6. Sound insulation  
7. The effect on the external appearance of the property and the character and 

appearance of the area. 
 
Policy EV1 is a more general policy and requires development to have regard to the 
amenities of the surrounding area with particular reference to visual impact, loss of light or 
privacy, increased activity and traffic movements or parking problems.  
 
In terms of policy implications and the acceptability of the scheme in principle, the existing 
lawful use at the site is that of a guest house. There are examples of commercial premises 
in the immediate vicinity with residential properties also prevalent. In this respect, this 
stretch of Oystermouth Road is a mixed use area with other uses including guest houses, 
flats, HMOs etc and so an HMO at this location would not, it is considered, have any 
significant impact upon the character of the street. Furthermore, there are no policies 
seeking to restrict the number of HMOs in this area. 
 
It is therefore considered that in policy terms, the application site is considered wholly 
acceptable for the provision of an HMO in principle. 
 
In terms of visual amenity it is considered that the use of the property as a HMO would 
have no adverse impact upon the character and appearance of the Area. Furthermore, 
there are no physical alterations proposed and therefore there are no issues to address in 
this respect. 
 
With regard to residential amenity, the property is in use as a 10 bedroom guesthouse (in 
association with the Arches Hotel on the adjacent plot) and the submitted floor plans 
demonstrate that the accommodation is capable of providing 10 bedrooms for use as a 
HMO. Furthermore it is considered that the use of the property as a 10 bed HMO would 
not result in an unacceptable increase in the intensity of the use of the property in terms of 
movements in and out of the building, or result in an unacceptable increase in noise and 
general disturbance to the residents within the neighbouring properties to the detriment of 
their residential amenities over and above that experienced as a guest house. 
 
It is therefore considered that the use of the property as an 10 bed HMO would not result 
in an adverse impact upon the residential amenities of the occupiers of neighbouring 
properties. 
 
In terms of highway safety implications, the Head of Transportation and Engineering has 
raised no objection to the scheme subject to conditions relating to cycle parking, parking 
permits and restriction in occupancy levels. 
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In conclusion therefore and having regard to all material planning considerations including 
the Human Rights Act, the proposal is considered to represent an acceptable form of 
development having particular regard to the criteria set out in Policies HC5, EV1, EV2, 
EV3 and AS6 of the City and County of Swansea Unitary Development Plan 2008. 
Accordingly, approval is recommended. 
 
APPROVE, subject to the following conditions: 
 

1 The development hereby permitted shall begin not later than five years from the 
date of this decision. 

 Reason: To comply with the provisions of Section 91 of the Town and Country 
Planning Act, 1990.  

 

2 Prior to the beneficial use commencing, cycle parking shall be provided and shall 
thereafter be maintained in accordance with details which shall be submitted to 
and approved in writing by the Local Planning Authority. 

 Reason: In the interest of sustainability.  

 

3 Before the development hereby permitted is occupied arrangements shall be 
agreed in writing with the local planning authority and be put in place to ensure 
that no resident of the development shall obtain a resident's parking permit within 
any controlled parking zone which may be in force on Oystermouth Road, Beach 
Street or Burrows Road at any time.  

 Reason: In the interest of highway safety.  

 

4 The premises shall be occupied by a maximum of ten residents at any one time. 

 Reason: In the interest of highway safety and to minimize car use at the site.  

 
INFORMATIVES 
 
1 This consent is issued without prejudice to any other consents or easements that 

may be required in connection with the proposed development. 
 
2 The development plan covering the City and County of Swansea is the City and 

County of Swansea Unitary Development Plan. The following policies were 
relevant to the consideration of the application: Policies EV1, EV2, EV3, AS6 and 
HC5 of the City and County of Swansea Unitary Development Plan 2008. 

 
PLANS 
 
Site location plan, existing ground floor plan, existing first floor plan, existing second floor 
plan dated 17th April 2014.  Proposed floor plans dated 8th May 2014. 
 
 

 
 



 

ITEM 3 APPLICATION NO. 2014/0819 

  WARD: Castle 
Area 1 

 

Location: The Bayswater, 322 Oystermouth Road, Swansea  SA1 3UJ 

Proposal: Change of use from a guest house (Class C2) to a 7 bed HMO, 
replacement ground floor door with a window, and blocking up of one 
ground floor window on side elevation 

Applicant: Mr M Ahern 
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BACKGROUND INFORMATION 
 
POLICIES 
 

Policy  Policy Description 

Policy EV1 New development shall accord with a defined set of criteria of good 
design. (City & County of Swansea Unitary Development Plan 2008). 

 

Policy HC5 Proposals for the conversion of dwelling or non-residential properties to 
HMO's will be permitted subject to a set of defined criteria including the 
effect upon residential amenity; harmful concentration or intensification 
of HMO's in an area, effect upon the external appearance of the 
property and the locality; effect on local car parking and highway safety; 
and adequate refuse storage arrangements. (City & County of Swansea 
Unitary Development Plan 2008) 

 
SITE HISTORY  
 

App No. Proposal 

2012/1047 Use of property as a dwelling house (application for a Certificate of 
Lawful Use) 

Decision:  Was Lawful 

Decision Date:  12/09/2012 

 

2010/1016 Change of use from hotel (Class C1) to a HMO for up to 9 people (Class 
C3) 

Decision:  Refuse 

Decision Date:  27/10/2010 

 
Response to consultations 
 
TWO neighbouring properties were consulted. NO RESPONSE has been received. 
 
Highway Observations - Change of use from a guest house (Class C2) to a 7 bed HMO, 
replacement ground floor door with a window, and blocking up of one ground floor window on 
side elevation. 
 
The guest house currently operates as an eight bed unit so overall there is reduction is 
bedroom numbers, albeit only by one. 
 
The applicant originally stated that there was no parking within the site but upon request has 
since submitted a plan showing that two parking spaces can be accommodated within the rear 
yard. No cycle parking has been shown but I consider that some cycle storage would help to 
take advantage of the sites location on the front next to the cycle path, and reduce reliance on 
cars. This can be secured by condition. 
 
On balance there is unlikely to be an increase arising from the proposed change of use as 
overall there is a reduction in bedroom numbers. 
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As the application is not for self contained accommodation then no new residents parking 
permits will be available and the residents of the HMO will be entitled to two per property as is 
currently the case.  
 
I recommend that no highway objections are raised to the proposal subject to: 

 
1. A scheme for cycle parking in accordance with details to be submitted to the LPA, to be 
implemented prior to beneficial occupation of the HMO. 

 
2.  The parking area at the rear to be laid out as per the approved plan retained for parking 
purposes only in perpetuity. This may involve the removal of the rear boundary wall to 
facilitate access to the parking area. 
 
APPRAISAL 
 
This application is reported to committee for decision at the request of Councillor David 
Phillips to assess the impact upon the area. 
 
Planning permission is sought for the change of use of 322 Oystermouth Road, Swansea 
from a hotel (Class C1) to a House in multiple occupation (HMO) for up to 7 persons. It is 
also proposed to replace a ground floor door with a window and block up a ground floor 
side elevation window. 
 
It should be noted that a previous application (ref: 2010/1016) for the change of use of the 
premises to an HMO for up to 9 persons was refused under delegated powers on 27th 
October 2010 on the grounds of inadequate off-street parking provision. 
 
This application seeks to overcome previous concerns through a reduction in the 
proposed number of bedrooms from 9 to 7. 
 
The application property is a three storey mid terrace property located on the northern 
frontage of Oystermouth Road, an area characterised predominantly by hotels and guest-
houses in addition to residential dwellings. The proposal will enable the property to be 
used as a house in multiple occupation for up to 7 persons. The property currently has 
provision for eight bedrooms.   
 
The property has been extended in the past and as a result there is only a limited area of 
useable amenity space to the rear. Two parking spaces can, however, be provided to the 
rear of the site. 
 
The main issue for consideration with regard to this application relates to the acceptability 
of the proposed use having regard to Policies EV1 and HC5 of the City and County of 
Swansea Unitary Development Plan (UDP) 2008. There are no additional overriding 
considerations arising from the provisions of the Human Rights Act in this instance. 
 
Policy HC5 of the UDP states that proposals for the conversion of properties to multiple 
occupancy will only be permitted where there is no significant affect in terms of the 
following: 
 
1. Impact on residential amenity. 
2. Intensity of use. 
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3. Off street parking provision. 
4. Traffic generation. 
5. Refuse storage arrangements. 
6. Sound insulation. 
7. The effect on the external appearance of the property and the character and 

appearance of the area. 
 
This is reinforced by Policy EV1, which requires development to have regard to the 
amenities of the surrounding area. 
 
The proposed HMO will accommodate up to 7 persons each having their own individual 
bedroom with 4 bathrooms over the three floors. In terms of the impact upon the occupiers 
of neighbouring properties there is to be a reduction in the number of bedrooms from 8 to 
7 and it is considered that this would result in a decrease in the potential for noise and 
general disturbance to the benefit of adjacent occupiers. Furthermore, in terms of the 
future occupiers’ amenities, the building is considered capable of accommodating 
satisfactory accommodation for use by its occupants. The proposal is therefore 
considered to comply with the criteria set out in Policies EV1and HC5 of the City and 
County of Swansea Unitary Development Plan 2008. 
 
With regard to visual amenity, given the limited nature of the proposed alterations which 
are confined to the rear elevation it is not considered that the proposal would result in an 
unacceptable impact upon the visual amenities of the area. 
 
With regard to cycle storage and bin provision, there is rear access to the property and a 
suitable area to accommodate these facilities. 
 
In terms of highway safety implications, the Head of Transportation and Engineering 
raises no objection to the scheme subject to cycle storage and parking layout conditions 
detailed above. 
 
In conclusion and having regard to all material considerations including the Human Rights 
Act, it is considered that the proposal represents an acceptable form of development 
having particular regard to visual and residential amenity and highway safety implications 
and is in accordance with the criteria set out in Policies EV1 and HC5 of the City and 
County of Swansea Unitary Development Plan 2008. Accordingly, approval is 
recommended. 

APPROVE, subject to the following conditions: 
 

1 The development hereby permitted shall begin not later than five years from the 
date of this decision. 

 Reason: To comply with the provisions of Section 91 of the Town and Country 
Planning Act, 1990.  

 

2 Prior to the beneficial occupation of the development, a cycle storage scheme 
shall be implemented in accordance with details to be submitted to and approved 
in writing by the Local Planning Authority. 

 Reason: In the interest of sustainability.  
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3 Prior to the beneficial occupation of the property, the parking area at the rear shall 
be laid out in accordance with the approved plan and shall thereafter be retained 
for parking purposes only unless otherwise agreed in writing by the Local Planning 
Authority.  

 Reason: In the interest of highway safety.  

 

4 Before the development hereby permitted is occupied arrangements shall be 
agreed in writing with the local planning authority and be put in place to ensure 
that no resident of the development shall obtain a resident's parking permit within 
any controlled parking zone which may be in force on Oystermouth Road, Beach 
Street, Bond Street or Rodney Street at any time.  

 Reason: In the interest of highway safety.  

 
INFORMATIVES 
 
1 This consent is issued without prejudice to any other consents or easements that 

may be required in connection with the proposed development. 
 
2 The development plan covering the City and County of Swansea is the City and 

County of Swansea Unitary Development Plan. The following policies were 
relevant to the consideration of the application: Policies EV1 and HC5 of the City 
and County of Swansea Unitary Development Plan 2008. 

 
PLANS 
 
Site plan, block plan, existing floor plans, proposed section and elevations dated 9th June 
2014; proposed floor plans dated 15th July 2014. 
 
 

 
 
 


