
        
     
      
 
 
REPORT TO: 

 
Planning Committee 

 
REPORT NO. 

 
HEP/06/18 

 
DATE: 

 
4 June 2018 

 
REPORTING OFFICER: 

 
Head of Environment and Planning 

 
CONTACT OFFICER: 

 
David Williams (Ext 8775) 

 
SUBJECT: 

 
Development Control Applications 

 
WARD: 

 
N/A 

 
 
PURPOSE OF THE REPORT 
 
To determine the listed planning applications. 
 
 
INFORMATION 
 
Detailed reports on each application together with the recommendations are 
attached. 
 
 
RECOMMENDATION 
 
See attached reports. 
 
 
BACKGROUND PAPERS 
 
None. 
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Community Code No Applicant 

 
Recommendation Pages 

WRR  
 

P/2017 /0510 
 

S & P ESTATES 
S JONES 

GRANT 
 

11 – 16 

ISY  
 

P/2017 /0765 
 

MR G POWELL GRANT 
 

17 – 21 

BAN  
 

P/2017 /0887 
 

MR & MRS  TAYLOR GRANT 
 

22 – 31 

LLA  
 

P/2017 /0937 
 

SIRIUS RENEWABLE 
ENERGY 
MR NICK DAVIES 

GRANT 
 

32 – 40 

WRO  
 

P/2018 /0070 
 

LANCHESTER 
SECURITIES LIMITED 
MR N FEARN 

GRANT 
 

41 – 44 

WRO  
 

P/2018 /0071 
 

LANCHESTER 
SECURITIES LIMITED 
MR N FEARN 

GRANT 
 

45 – 53 

PEN  
 

P/2018 /0121 
 

CRAVUNE BUSINESS 
SERVICES LIMITED 
MR S JONES 

REFUSE 
 

54 – 57 

BRO  
 

P/2018 /0127 
 

MR KEITH DAVIES GRANT 
 

58 – 63 

WRO  
 

P/2018 /0131 
 

MR ALAN MILLWARD GRANT 
 

64 – 71 

GRE  
 

P/2018 /0166 
 

M & M JONES 
DEVELOPMENTS LTD 
MIKE & MARTIN JONES 

GRANT 
 

72 – 83 

ROS  
 

P/2018 /0235 
 

MR NOEL CANNON GRANT 
 

84 – 89 

COE  
 

P/2018 /0250 
 

COEDPOETH 
COMMUNITY COUNCIL 

GRANT 
 

90 – 92 

CHI  
 

P/2018 /0255 
 

MR MARTIN WRIGHT GRANT 
 

93 – 97 

WRC  
 

P/2018 /0263 
 

MR ALAN TAYLOR GRANT 
 

98 – 102 

WRA  
 

P/2018 /0264 
 

MR A PRITCHARD GRANT 
 

103 – 109 

LLA  
 

P/2018 /0314 
 

MR PHILIP ROACH GRANT 
 

110 - 113  

 
Total Number of Applications Included in Report - 16 
 
 
All plans included in this report are re-produced from Ordnance Survey Mapping with 
the permission of the Controller of Her Majesty’s Stationery Office.   Crown Copyright.  
Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or 
civil proceedings.   
WCBC Licence No. LA0902IL 
 
All plans are intended to be illustrative only and should be used only to identify the 
location of the proposal and the surrounding features.  The scale of the plans will vary.  
Full details may be viewed on the case files.    
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APPLICATION NO: 
P/2017 /0510 
 
 
COMMUNITY: 
Rhosddu 
 
 
WARD: 
Grosvenor 

LOCATION: 
63 KING STREET WREXHAM  
LL11 1HR  
 
DESCRIPTION: 
PART CONVERSION OF GROUND 
FLOOR AND CONVERSION OF 
FIRST AND SECOND FLOORS TO 
RESIDENTIAL (5 APARTMENTS) 
INCLUDING DEMOLITION OF REAR 
SINGLE-STOREY EXTENSION AND 
ERECTION OF NEW TWO-STOREY 
EXTENSION TO REAR 
 
APPLICANT(S) NAME: 
S JONES  
S & P ESTATES 
 

DATE RECEIVED:  
21/06/2017 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
LAWRAY ARCHITECTS 
MR KEITH OHANLON 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the partial change of use of the building from 
office accommodation to residential accommodation comprising the following: 
 

SITE 
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- Part change of use of ground floor retaining single self-contained office with 
one bedroom apartment to rear; 
- Creation of 4 no. one bed apartments on first and second floor; and 
- Erection of two storey rear extension to facilitate additional floor space.    
 
HISTORY 
 
CB02616    Change of use to offices and replacement ground floor window.   

  Granted 19.11.1998   
CB02617/LB   Replacement window.  Granted   
 
Corresponding Listed Building Consent application 
 
P/2017/0509  Listed building consent for part conversion of ground floor 

and conversion of first and second floors to residential (5 
apartments) including demolition of rear single-storey 
extension and new three-storey extension to rear.  Pending. 

 
PLANNING POLICY 
 
The site is located in Wrexham Town Centre settlement limit, the Grosvenor 
Road Conservation Area and is Grade II Listed.  Policies PS2, GDP1, EC7, 
EC9, E7 and T10 of the Wrexham Unitary Development Plan (UDP) are 
relevant.  Guidance is contained in the Grosvenor Road Conservation Area 
Assessment and Management Plan and Local Planning Guidance Note 16 – 
Parking Standards.   
 
CONSULTATIONS 
 
Community Council: The extension should be in keeping with the 

existing building and should not restrict access 
to other properties.   

Local Member: Local member has relayed comments he has 
received from concerned local businesses. 

Site notice:    Expired 05.08.2017 
Press notice: Expired 05.08.2017 (advertised LBC 

application P/2017/0509). 
Public Protection:   Advise construction nuisance conditions. 
Highways:    No objection. 
Welsh Water: No increase in surface water should be 

permitted to enter the sewerage network. 
Natural Resources Wales:  No objection. 
Neighbouring occupiers:  5 neighbouring occupiers notified.  One 

representation received raising the following 
points: 
• There is a lack of amenity space proposed, 

especially when the bin area is introduced; 
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• The proposal only indicates one parking 

space which is insufficient for the type of 
development proposed; 

• This is a business area and the listed 
buildings should not be used in this way; 

• It may cause businesses to move out from 
this area and relocate; and 

• The development will not make a good 
impression on those arriving by bus or 
coach. 

   
SPECIAL CONSIDERATIONS: 
 
Policy:  There are no policies within the adopted Wrexham UDP that, in 
principle, prevent the use of existing buildings for residential purposes.  
However, this part of King Street is designated as a priority commercial office 
area.  Policy E7 seeks to direct all new commercial offices to within existing 
commercial centres (including Wrexham TC) without using existing ground floor 
retail space. 
 
Notwithstanding the wording of policy E7, the ground floor is already used as an 
A2 office use.  This use would be retained and therefore, to allow the scheme 
would not represent any detriment to the vitality and viability of the town centre.  
The proposed residential use of the site would be consistent with Council aims 
to increase residential occupancy in the town centre and to increase footfall 
beyond business hours.  I am satisfied that this proposal would be consistent 
with other town centre residential conversion permitted recently and I have no 
reason to believe that this would result in the loss or relocation of businesses in 
the town centre.  
 
Design:  The site is within a defined conservations area.  Policy EC7 of the UDP 
requires that any alterations and additions should seek to preserve or enhance 
the character of the conservation area.  Whilst the building is listed, proposals to 
convert and extend the building can occur provided that the works seek to 
protect the setting of the building given its special architectural significance. 
 
The building is listed grade II, forming a purpose built terrace of shops with 
accommodation over, part of the original development of King Street which had 
been established by 1828.  The building has group value with adjoining Listed 
Buildings and makes an important contribution to the character and appearance 
of the Grosvenor Road Conservation Area. 
 
The proposals will assist in bringing an under-utilised building back into use 
within the town centre and are supported.  The works will result in minimal 
alterations to the frontage of the building, the main works being the extension to 
the rear of the building.  These elements along with the finer detailed 
specification of the conversion and extension have been scrutinised as 
acceptable by the Council’s built conservation officer.  I am satisfied that the 
scheme would seek to preserve the character of the conservation area and 
would not detrimentally impact upon the setting of the building. 
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Amenity:  The proposal will effectively create a block of flats.  Landscaped 
private amenity space is unnecessary in a town centre location.  A yard area is 
proposed on the plans with a space for a drying area, bins and other storage 
space such as bicycles.  I am satisfied that this is adequate for town centre 
apartment accommodation. 
 
I am also satisfied that the orientation of all window openings associated with 
the proposed residential element will not result in a lack of privacy for occupiers.  
The compatibility of residential and A2 office use is perfectly acceptable.     
 
Highways:  Highways have raised no objection to the proposed development.  
Access to the rear of the building is made via a shared track that serves a 
selection other properties in this row.  There are limited parking spaces behind 
each of the properties, limited to approximately two spaces for the application 
site.  This area will reduce because of the proposed extension to one space. 
 
In accordance with LPG16 the existing use of the land would require a 
maximum of 12 spaces.  The proposed use would require a maximum of 10 
spaces (2 spaces for the small A2 use and 7.5 spaces for the residential 
element).  However, I am mindful of the town centre location of this proposal, 
adjoining the bus station and within walking distance of the railway stations.  
Town centre facilities are close by.  I am satisfied that the single space 
proposed would likely provide for the A2 use.  In this highly sustainable town 
centre location I am satisfied that the single bed residential apartments could be 
used with no parking provision.   
 
Conclusion:  I am satisfied that the proposed conversion and extension works 
in the town centre are acceptable.  The proposal will be consistent with the 
approach taken to other developments in the town centre and would not impact 
upon the viability and vitality of the existing retail and other commercial 
operations.  The physical alterations to the building will preserve the character of 
the conservation area and will not impact upon the setting of the listed building.  
I recommend accordingly.    
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered  

• KST-LAW-X-X-DEL-AR-062101 Rev P6 - PROPOSED ELEVATIONS 
AND SECTION,  

• KST-LAW-X-X-DSC-AR-063001 Rev P2 - PROPOSED SECTION,  
• KST-LAW-X-X-DSP-AR-910101 Rev P5 - PROPOSED SITE PLAN,  
• KST-LAW-X-X-DSP-AR-910102 Rev P2 - DETAILED SITE PLAN,  
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• KST-LAW-X-X-DFP-AR-060101 Rev P5 - PROPOSED FLOOR PLANS-

ONE 
• KST-LAW-X-X-DFP-AR-060102 Rev P8 - PROPOSED FLOOR PLAN-

TWO 
• KST-LAW-X-X-DFP-AR-060103 Rev P1 - ABOVE GROUND DRAINAGE-

ONE 
• KST-LAW-X-X-DFP-AR-060104 Rev P1 - ABOVE GROUND DRAINAGE 

-TWO 
• KST-LAW-X-X-DFP-AR-060105 Rev P1 - VENTILATION-ONE 
• KST-LAW-X-X-DFP-AR-060106 Rev P1 - VENTILATION-TWO 
• KST-LAW-X-X-DFP-AR-060107 Rev P1 - PROPOSED PLANS-FIRE-

ONE 
• KST-LAW-X-X-DFP-AR-060108 Rev P1 - PROPOSED PLANS-FORE-

ONE 
• KST-LAW-X-X-DFP-AR-314001 Rev P3 - PROPOSED WINDOW 

DETAILS 
• KST-LAW-X-X-DCD-AR-314002 Rev P1 - PROPOSED EXTERNAL 

DOOR DETAILS 
and as contained within the application documentation. 
3. The vehicular parking and turning areas as shown on approved 
drawing(s) No(s). KST-LAW-X-X-DSP-AR-910102 Rev P2 - DETAILED SITE 
PLAN shall be fully laid out, surfaced and drained prior to first use of the 
development.  These areas shall thereafter be permanently retained and kept 
free of any obstruction, and made available solely for the parking and turning of 
motor vehicles at all times. 
4. Prior to their first use on the development, samples of all facing and 
roofing materials including ridge tiles, stone sills, render, decorative finishes and 
external paving shall be submitted to and approved in writing by the local 
planning authority .  The development shall be carried out in accordance with 
the details as may be approved. 
5. No works shall commence until an appropriate photographic survey, 
equivalent to an English Heritage Level 1 study, of the existing building/s has 
been carried out in accordance with details to be submitted to, and approved by, 
the Local Planning Authority. The resulting digital photographs should be 
forwarded on a CD to the Local Planning Authority and the Development Control 
Archaeologist, Clwyd-Powys Archaeological Trust, 41 Broad Street, Welshpool, 
Powys, SY21 7RR. Email:markwalters@cpat.otg.uk Tel: 01938 553670. After 
approval by the Local Planning Authority, a copy of the photographs should also 
be sent to the Historic Environment Record Officer, Clwyd Powys Archaeological 
Trust for inclusion in the regional Historic Environment Record. 
6. No part of the development shall commence until a specification of 
rainwater goods has been submitted to and approved in writing by the Local 
Planning Authority. The details shall fully describe the proposed materials, fixing 
method, decorative/protective finishes and include cross sections. Works shall 
only be carried out in strict accordance with such details as approved.  
7. Prior to commencement of the works hereby approved a site meeting 
between the Council's Conservation Officer and the Contractor shall take place 
in order to determine the extent of repair and replacement of the historic fabric.   
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The applicant/contractor shall give the Council's Conservation Officer no less 
than 5 working days’ notice in writing of this meeting. 
8. No new pipe-work, extracts, meter boxes, flues, vents or ductwork shall 
be fixed to or formed through the external walls or roofs of the building until their 
exact position, type, number and finish has been submitted to and approved in 
writing by the Local Planning Authority. Works shall only be carried out in strict 
accordance with such details as approved. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To provide for the parking and turning of vehicles clear of the highway 
and to ensure that reversing by vehicles into or from the highway is rendered 
unnecessary in the interest of traffic safety. 
4. In the interests of the amenity of the area and to ensure that works 
protect the special character of the building. 
5. To provide for a record of a building or buildings of local architectural or 
historic interest 
6. To ensure the works reflect the character and appearance of the building. 
7. To protect the integrity of the Listed Building. 
8. To ensure the development is carried out in a manner that reflects the 
existing character and appearance of the Listed Building 
 
 
NOTE(S) TO APPLICANT 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 0345 
762 6848.  Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
You are advised that this permission does not in itself authorise the carrying out 
of the development hereby permitted until the necessary Listed Building 
Consent has been obtained. 
______________________________________________________________
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APPLICATION NO: 
P/2017 /0765 
 
 
COMMUNITY: 
Isycoed 
 
 
WARD: 
Holt 

LOCATION: 
WREXHAM WAREHOUSE PROJECT 
4 OAK ROAD WREXHAM 
INDUSTRIAL ESTATE WREXHAM  
LL13 9RG  
 
DESCRIPTION: 
EXTENSIONS AND ALTERATIONS 
 
APPLICANT(S) NAME: 
MR G POWELL  
 

DATE RECEIVED:  
11/09/2017 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
BLUEPRINT LTD 
MR STEVEN ELTHAM 
 

______________________________________________________________ 
P/2017/0765 
THE SITE 
 

 
 
PROPOSAL 
 
As above. 
 
 
 
 
 

Application site 
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HISTORY 
 
P/2015/0224 Change of use from warehouse / storage to training and 

educational facility (no external alterations).   
Deemed disposed. 

P/2017/0979 Application for planning permission for change of use to 
form training and education facility (in retrospect).   
Granted 5.2.2018 

 
PLANNING POLICY 
 
Within settlement.  Policies GDP1, EC6 and T8 apply. 
 
CONSULTATIONS 
 
Community Council: Concerned that any expansion would lead to further 

parking problems. 
 Consulted about the amended plans on 22.02.2018. 
Local Member: Requested that the parking provision for the 

development be investigated. 
 Notified about amended plans on 22.02.2018 
Public Protection: Advisory notes in respect of managing impacts of 

construction. 
Highways: Have made the following comments in respect of the 

proposals as amended: 
- The traffic management plan states that there are 

only two staff on site at any one time and they are 
provided with 2 parking spaces.  On the odd 
occasion when there are three staff on site then a 
third space would be utilised; 

- A minibus is used to transport trainees to the site 
for which a dedicated parking space is provided.  
A turning and delivery area is to be kept free to 
enable the minibus to turn within the site; 

- Deliveries take place once a moth and this will not 
increase as a result of the development.  The 
delivery vehicle reverses into the site and drives 
off in a forward direction. 

- Given that adequate off-road parking is provided 
for both staff and the minibus and that deliveries 
will not increase then there is no justifiable reason 
to object on highways grounds.   

Site Notice:   Expired 12.10.2017 
Neighbours: The owners/occupiers of 2 neighbouring properties 

notified 21.9.2017 about the initial submission and on 
22.02.2018 in respect of amended plans.  
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SPECIAL CONSIDERATIONS 
 
Background: The site is occupied by the Wrexham Warehouse Project which is 
a charity that provides training and employment opportunities for young people.   
 
Wrexham Warehouse Project run a training program called Cre8 which provides 
a construction training program for 16‐17 year olds that are not in education, 
employment or any other form of training. They are all individuals who have 
struggled in other education institutions and have had a poor track record with 
school attendance.  The courses are run over 12 weeks, 3 days per week.  
Once the 12 week program has been completed the applicants assist trainees to 
find work placements.  The skills taught at the site include plastering, painting 
and decorating, bricklaying and joinery. The program also covers the first 
section of Construction Skills Certification Scheme site safety card necessary for 
site work and provides assistance to attendees to prepare CVs. 
 
The organisation has operated from the site since 2015 and retrospective 
planning permission for change of use was granted in February 2018.  This 
application was submitted prior to the change of use application, the latter being 
submitted when the applicants were made aware that they did not have 
permission for the use of the building as a training/education facility.  However it 
has not been determined earlier owing to concerns about the on-site provision 
for parking, turning and deliveries which the applicant has sought to address via 
amended plans and the submission of a traffic management plan.   
 
Policy: There are no specific UDP policies that deal with the extensions of 
educational/training centres and as such there is no objection in principle the 
development subject to compliance with policies GDP1, EC6 and T8.   
 
Design: The extension will be single storey and will occupy a hard surfaced 
area located between a building fronting Oak Road part occupied by the 
applicants and part occupied by Bowling Bank Garage and the applicant’s main 
existing building.  Much of the building will be screened from view by the former 
structure.  Its appearance will be broadly reflective of other workshop buildings 
in the vicinity.  Some minor alterations are also proposed to the building fronting 
Oak Road.  These are also reflective of the general character of the site and its 
surroundings.   
 
Parking and servicing: The site as existing benefits from very limited space for 
parking, turning and delivery unloading.  This will be limited even further as a 
result of the development.  On-site parking provision will consist of two spaces 
accessed directly from Oak Road, a third space located adjacent to the 
extension as well as space for a minibus.  The LPG16 maximum parking 
provision for the site at present is 19 spaces.  This increases to 23 once the 
proposed extension is taken into account.   
 
The applicants have submitted a traffic management plan confirming that the 
staffing levels will remain as existing, with 4 part time employees at the site 
comprising of 2 admin assistants and 2 instructors. Normally there will be 1  
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admin assistant and 1 instructor on site at any one time, although there limited 
times when all 4 staff are on site during staff change-overs.  The young people 
who attend the site for training are transported by the applicant’s mini-bus or are 
dropped off by parents.  Indeed trainees are generally below the legal limit to 
drive.  As such there is no requirement for student parking.      
 
The traffic management plan confirms that deliveries to the site are made once 
a month and this frequency is not going to change as a result of the 
development.  Delivery vehicles already reverse into the site then reverse out 
and would service the site in the same manner if the extension were built.   
 
Based on the details submitted, the development is unlikely to generate a 
significant increase in the number of vehicle movements through the access 
compared to the previous use of the site as a warehouse, particularly as the 
young people who attend the site for training are transported by the applicant’s 
mini-bus or are dropped off by parents.  I therefore consider it unlikely that the 
use of the site will prejudice highway safety.  Indeed I have not been made 
aware of any highway safety issues arising from the use of the site.   
 
I am aware that there are parking issues along this section of Oak Road and I 
note the concerns expressed by the Community Council about the development.  
However  based on the details submitted the site has adequate parking to cater 
for the likely level of demand associated with the development and therefore it is 
unlikely to exacerbate existing parking issues in the locality.  
 
Ecology: The application site is close to The Oaks local wildlife site and a pond 
with recent great crested newt records.  Despite the area of the extension being 
existing hardstanding the development will need to be carried out in conjunction 
with a scheme of reasonable avoidance measures in order to ensure they do not 
harm the favourable conservation status of any local populations of Great 
Crested Newts.  This will be secured by condition.    
 
CONCLUSION 
 
The siting and appearance of the development is acceptable and based on the 
details submitted it is unlikely to prejudice highway safety or give rise to parking 
problems in the locality.  A RAMs scheme in respect of Great Crested Newts will 
be secured by condition.   As such the proposals comply with policies GDP1, 
EC6 and T8. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
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2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered W/132/004 Revision A and 
W132/005 Revision C and as contained within the application documentation. 
3. The development shall not commence until a scheme of Reasonable 
Avoidance Measures in respect of Great Crested Newts has been submitted to 
and approved in writing by the Local Planning Authority.  The development shall 
thereafter be carried out in strict accordance with the scheme as approved. 
4. The vehicular parking and turning areas as shown on approved 
drawing(s) No(s). W132/005 Revision C shall be fully laid out, surfaced and 
drained prior to first use of the development.  These areas shall thereafter be 
permanently retained and kept free of any obstruction, and made available 
solely for the parking and turning of motor vehicles at all times. 
5. No part of the site or buildings shall be used of any purpose falling within 
Class D1 of the Town and Country Planning (Use Classes) Order 1987 (or any 
statutory instrument revoking and re-enacting that Order with or without 
amendment) other than in strict accordance with the Traffic Management Plan 
Revision 1 dated March 2018. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. In order to protect wildlife interests, which are afforded special protection. 
4. To provide for the parking and turning of vehicles clear of the highway 
and to ensure that reversing by vehicles into or from the highway is rendered 
unnecessary in the interest of traffic safety. 
5. In the interests of highway safety. 
 
NOTE(S) TO APPLICANT 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 0345 
762 6848.  Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
______________________________________________________________
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APPLICATION NO: 
P/2017 /0887 
 
 
COMMUNITY: 
Bangor is y Coed 
 
 
WARD: 
Bronington 

LOCATION: 
LITTLE DONGRAY FARM DONGRAY 
LANE BANGOR ON DEE WREXHAM  
LL13 0AG  
 
DESCRIPTION: 
ERECTION OF STABLE BUILDING, 
CHANGE OF USE OF 
AGRICULTURAL LAND TO FORM 
HORSE MANEGE WITH ASSOCIATE 
ACCESS TRACK, PARKING AND 
HARDSTANDING AREA (PARTLY IN 
RETROSPECT) 
 
APPLICANT(S) NAME: 
MR & MRS TAYLOR  
 

DATE RECEIVED:  
25/10/2017 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
ROGER DAVIES LTD 
MR ROGER DAVIES 
 

______________________________________________________________ 
P/2017/0887 
THE SITE 
 
Little Dongray Farm is the name of the dwelling that forms part of a former farm 
complex that also consisted of the adjacent property Northfields which is a 
former agricultural now converted to a dwelling.   
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PROPOSAL 
 
As above.  The application is described as being in retrospect because the 
proposed hardstanding for both the proposed parking area and the building 
along with the associated access track have already been completed. 
 
HISTORY 
 
6/21444 Conversion of barn to residential and installation of sewage 

treatment plant.  Granted 26.7.1993 
P/2001/0901 Extension to existing dwelling.  Granted 12.11.2001 
P/2002/0857 Erection of garages & construction of splayed entrance with brick 

pillars & gates.  Granted 9.10.2002 
 
PLANNING POLICY 
 
Outside of settlement limit, within Special Landscape Area and zone C2 flood 
plain.  Policies GDP1, EC5, EC6 and EC12  
 
CONSULTATIONS 
 
Community Council: Concerns have been raised about the size of the 

plans and whether this is solely for Private Use or if 
this this start of a commercial venture. 
Additionally, the development land aids drainage in 
the area, the development could change the balance 
and lead to localised flooding thus affecting other 
local residents. 

Local Member:  Notified 26.10.17 
Public Protection: Advisory notes recommended in respect of burning 

of manure and waste. 
Highways:   Have made the following comments: 

• Visibility from the access serving the development 
site off Dongray Lane appears adequate; 

• The existing access is 3.9m wide and unsurfaced.  
I would normally recommend such an access be 
surfaced with hard bound materials for a distance 
of 10m behind the highway 

• There would appear to be adequate parking and 
turning provision; 

• Visibility from the junction of the B5069 Station 
Road and Dongray Lane is inadequate in an 
easterly direction; 

• Would not wish to support any development that 
is likely to generate any significant increase in 
traffic; 

• Recommend that the stables and ménage are 
restricted to personal use and not business 
purposes; 
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• No objections subject to conditions being 

imposed. 
Flood Management: The majority of the site is located within Zone C2 as 

defined by TAN15. As such I would strongly 
recommend that NRW are consulted on the 
requirement and scope of any FCA required to 
support the application. Due to the scale and nature 
of the development I have no additional comments. 

NRW: Would not object as we consider they are unlikely to 
have a significant adverse effect upon the interests 
listed: 

    Flood Risk 
• The written confirmation from the agents that the 

stables and ménage proposal is intended for 
ancillary residential use and not a commercial use 
is welcomed as it would not increase the number 
of people at risk of flooding in this location.  

• The longitudinal sections shows minimal re-
profiling would be required and the 500mm 
increase in levels would be subject to approx. 
100mm of flooding depths during the 1 in 100 
years plus climate change flooding event. The 
largest flood depths of 1.49m and 0.15m/s 
velocity for this event and as detailed in the Flood 
Consequence Assessment would be associated 
with area to East of the stables and ménage area. 
It would be advisory to detail in the Flood Plan 
that this ménage shall not be in use during times 
of flood. The stables will also need to incorporate 
the flood resilient design measures proposed and 
manage the flood risks on site appropriately and 
in accordance with details proposed, accepting 
that in the long term with impacts of climate 
change flood risks could increase to the site. 

• The proposal would include a post and rail 
fencing and hedging boundary which would help 
to maintain the flood flow routes and water entry 
strategy proposed across the site; 

• The Flood Plan should be regularly reviewed and 
updated by the occupants of Little Dongray Farm 
and includes a requirement for the residents to 
sign up to the free flood warning service provided 
by Natural Resources Wales, not use the ménage 
in time of flood and provides a safe access and 
refuge place. 

    Protected Species 
• NRW is satisfied that the Extended Phase 1 

Ecological Survey has been carried out to an 
acceptable standard. NRW considers the 
ecological submission to be satisfactory for 
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informing the planning decision making process. 
In our view the proposal is not likely to be 
detrimental to the maintenance of the favourable 
conservation status of any local populations of 
European protected species; and not likely to 
adversely affect any local populations of fully 
protected species. 

• We would nonetheless welcome the 
implementation of the report’s proposed 
recommendations. 

Welsh Water:  Consulted 26.10.18 
Wales and West Utilities: Wales & West Utilities has pipes in the area. Our 

apparatus may be affected and at risk during 
construction works.  Should the planning application 
be approved then we require the promoter of these 
works to contact us directly to discuss our 
requirements in detail before any works commence 
on site. Should diversion works be required these will 
be fully chargeable. You must not build over any of 
our plant or enclose our apparatus 

Site Notice:   Expired 22.11.17 
Neighbours: The owners/occupiers of 3 nearby properties notified 

1.11.2018. 
2 representations received from the same individual 
expressing the following concerns: 
• Surface water run-off from the development; 
• Scale of the development – for domestic use it 

appears very large and although the planning is 
not for commercial use it does ask the question 
what the intention actually is; 

• The garden has expanded unnoticed over the 
years it would it not be reasonable to request that 
this gets used rather than utilising more 
agricultural land to reduce the environmental 
impact. 

• Ground level changes 
• The road leading to the site is Council owned not 

private as suggested in submitted documents; 
• Existing drainage issues; 
• Concerned submitted documents are not an 

accurate assessment of the area and true 
conditions in relation to land type, height and 
water courses.   

 
SPECIAL CONSIDERATIONS 
 
Policy: There are no specific UDP policies that deal with the erection of stables 
or provision of ménage in the countryside – stables falling outside of the 
definition of agricultural buildings, which are dealt with by policy EC3.  
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Notwithstanding the above the very nature of equine related development 
means that it is inevitable that they are generally going to be located in the 
countryside, given the associated requirements for large areas of land to graze 
and exercise horses.  As such there is no objection in principle to the 
development proposed subject to compliance with the policies referenced 
above.  
 
Ménage: The proposed ménage will be 60m x 40m in area and constructed 
using 150mm of stone on a permeable geo-textile membrane.  On top of this will 
be a granular bed.  It will be sited nearly 120m to the east of Little Dongray Farm 
and just over 20m to the east of the proposed stable building on relatively level 
ground, thus no significant engineering works are required to form it.  The 
ménage will be around 0.3m higher than existing ground levels and enclosed 
with a post and rail fence.   
 
The ménage will not be particularly prominent within the landscape from near or 
distant viewpoints nor will it significantly alter the rural character of the site and 
its surroundings.  As such I am satisfied it will not adversely impact upon the 
Special Landscape Area. 
 
Stable, parking area and access track: The stable building will be 70m to the 
east of Little Dongray Farm lying just outside its curtilage.  It will be just over 
22m long by 11.26m wide, 2.24m high to the eaves and 4.54m high to the ridge 
of its pitched roof.  There have been modest changes to pre-existing ground 
level in order to form the hard standing the building will sit on – the section plans 
submitted suggesting 0.5m to 0.8m.  The external appearance of the building 
will be broadly similar to agricultural buildings found in the local rural landscape.   
 
The building will be visible from nearby view-points, however it will be viewed in 
the context of Little Dongray Farm and its curtilage rather than appearing as a 
completely isolated structure.  Indeed the overall appearance of the site will not 
be dissimilar to a small farm complex.  As such I am confident the proposals will 
not detract from the character of the site or its immediate surroundings.  The 
building will not be particularly prominent within the wider rural landscape and as 
such will not harm the Special Landscape Area. 
 
The hardstanding for the associated parking area lies within the established 
curtilage of the dwelling so by itself would not require planning permission.  
Whilst not being particularly prominent within the wider landscape it does 
introduce a relatively urban feature to the site.  To mitigate this impact the 
applicant has submitted landscaping proposals that provide for the planting of a 
native species hedge along the full length of the northern boundary of the 
applicant’s property as well as around the western and southern edges of the 
parking area.   
 
The access track run around the existing edge of the established domestic 
curtilage is to be surfaced with gravel and enclosed with a post and rail fence.  I 
am satisfied that it will not adversely impact upon the character of the site or 
wider Special Landscape Area.  
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Amenity: The nearest neighbouring dwelling is Northfields which lies directly to 
the north of Little Dongray Farm which will be around 48m away from the 
proposed stables.  This is far enough to ensure the structure does not prove 
harmful in terms of loss of light or by being overbearing.  The ménage will be 
around 95m away so will not have any direct impact upon amenity. 
 
In terms of the use of both the stables and ménage, I consider it unlikely that 
they will give rise to significant noise or disturbance.  The use does have the 
potential to give rise to odour however provided the stables are regularly 
cleaned out, which is a matter outside of planning control, then there should be 
no significant issues in that regard.   
 
Flooding: The site lies within the zone C2 floodplain.  In response to initial 
objections submitted by NRW the applicant has commissioned and submitted a 
Flood Consequences Assessment.  NRW have also received confirmation that 
the development is to be used for non-commercial purposes.   
 
Paragraph 6.2 TAN15 advises that highly vulnerable development should not be 
permitted within zone C2 and other forms of development is only justified where 
it is necessary to developer a regeneration strategy, to sustain an existing 
settlement or it is necessary to contribute to key employment objectives 
supported by the local authority and it is located on previously development land 
and the consequences of flooding have been assessed and found to be 
acceptable.  
 
The proposals do not constitute highly vulnerable development but do not 
accord with paragraph 6.2 in respect of less vulnerable development.  
Nevertheless I do not consider that to render the proposals unacceptable in this 
instance.   
 
Whilst the stable and ménage are outside of the domestic curtilage of the 
dwelling and therefore do not constitute not householder development, they are 
to be used privately rather than on a commercial basis.  Their use is therefore 
inextricably linked to the occupation of Little Dongray Farm as a single dwelling 
house.  I therefore consider advice contained in paragraph 11.19 of TAN15 in 
respect of householder development to be broadly applicable in this case:   
 
Applications for minor extensions or alterations should not raise significant 
issues unless they are likely to have a direct and adverse effect on a 
watercourse or its flood defences, would impede access to flood defence and 
management facilities or where the cumulative impact of such developments 
could have a significant effect on flood storage capacity or flood flows. In such 
cases there will be no requirement to justify the location of development but if 
such minor works are likely to have an adverse effect then the full 
consequences of a development will need to be appreciated and assessment 
undertaken commensurate with the scale and nature of development. 
 
In terms of assessing the consequences of flooding paragraph 7.2 of TAN15 
advises: 
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Whether a development should proceed or not will depend upon whether the 
consequences of flooding of that development can be managed down to a level 
which is acceptable for the nature/type of development being proposed, 
including its effects on existing development. 
 
As noted above, the site has been subject to a Flood Consequences 
Assessment and a Flood Plan has also been prepared.  Having considered 
these in conjunction with the proposed site sections and confirmation regarding 
the intended use of the development, NRW’s have confirmed they have no 
objections to the development.   
 
The Flood Plan which sets out a number of measures to manage the risk of 
flooding such as:  
 

• flood resilience measures, for example ensuring electrical wiring and 
switches as located at a high level within the buildings; 

• registering with to receive NRW’s Flood Warnings, along with other 
measures such as avoiding use of the ménage if it is flooded or in 
immediate risk of being flooded and if necessary; 

• evacuating the site.  Given that the applicant’s dwelling lies within the 
zone C2 may need to happen during a significant flooding event 
irrespective of whether the proposed development takes place. 
  

Given the nature and scale of the development and in light of the submitted 
details as well as NRW’s comments I am confident the risks of flooding at the 
site can be effectively managed by ensuring that the ménage and, if necessary, 
the stables are not used during a flood event.   
 
The FCA concludes that the development is not expected to adversely impact 
the conveyance of floodwater across the site, as such it should not unacceptably 
increase the risk of exacerbating the impacts of flood events in the locality. 
 
The ménage is to be constructed using a permeable surface therefore despite 
its size it should not result in any noticeable increase in run-off from the site.  
The applicants have confirmed that rainwater run-off from the stable building is 
to be collected in water butts with any surplus directed to a soakaway.  Provided 
water from the parking area is also directed to the soakaway then I do not 
consider the proposals as being likely to significantly increase the risk of on or 
off-site flooding from surface water runoff.   
 
Use: The applicant current has 4 horses.  Whilst noting the concerns expressed 
by both the Community Council and a neighbour, the application has been 
presented on the basis of both the stables and ménage being used for private 
purposes only and not for any commercial equine related businesses.   
 
The submitted plan shows the stable building being subdivided internally into 6 
bays with circulation space, which would be sufficient to accommodate each of 
the applicant’s horses plus provide associated storage space.   
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Whilst there is scope for additional internal bays to be added I can only deal with 
the application on the basis of the information presented.  In any case, even in 
the internal layout were reconfigured at a later date to enable additional animals 
to be accommodated that would not necessarily constitute a material change of 
use in itself.   
 
Highways have advised that the visibility from the junction of the B5069 Station 
Road and Dongray Lane is inadequate which would make it unsafe for there to 
be a significant increase in traffic to/from the site, which could occur if the 
development were used commercially.  Furthermore the risk associated with 
flooding would be greater if there were additional people on site, such as visitors 
to or employees of a business.  As such it would be appropriate to impose a 
condition to limit the use of the site to that proposed.   
 
If the applicant wished to operate a commercial equine business from the site in 
future then she would need to apply for have the condition varied or removed, 
which would be considered on its own merits and having regard to the reasons 
for the condition being imposed in the first place.  It would be unreasonable to 
refuse permission for the current proposals on the basis that the applicant may 
wish to do change the scale or nature of the use in future.   
 
Ecology: The site has been subject to an ecological survey.  In light of this as 
well as NRW’s comments I am satisfied that the development is not likely to be 
detrimental to the favourable conservation status of any local populations of 
European protected species or statutorily protected species.  The survey does 
however recommend a number of measures that should be implemented to 
minimise the risk of adverse impacts.  A condition will be imposed to require the 
development to be carried out in accordance with those recommendations.   
 
CONCLUSION 
 
I am satisfied that the development can take place without adverse impacts 
upon the amenity of neighbouring occupiers, the appearance of the site and 
wider Special Landscape Area, statutorily protected species  and without 
unacceptable risk of flooding on-site or unacceptable risk of increasing off-site 
flooding.  As such the proposals accord with policies GDP1, EC5, EC6 and 
EC12.   
 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
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2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered 200917~1 Revision D.5,  
200917~3 Revision B, 200917~4 Revision D, 200917~6, the floor plans and 
elevation plans received 25 October 2017, the document Little Dongray Farm  
Bangor On Dee Proposed Stables and Manege - Drainage and Waste and as 
contained within the application documentation. 
3. No part of the development shall be brought into use until a rainwater 
drainage, collection and harvesting proposals set out in the document: Little 
Dongray Farm, Bangor on Dee Proposed Stables and Manege - Drainage and 
Waste have been implemented in full.  The means of rain water drainage, 
collection and harvesting installed/provided shall thereafter be permanently 
retained. 
4. The hedge planting and boundary treatment specified on drawing no. 
200917~1 Revision D.5 shall be carried out in the first planting season following 
the use of any part of the development hereby permitted.  The hedges shall 
thereafter be retained for the lifetime of the development.  Any soft landscaping 
which becomes severely damaged or seriously diseased, or is in poor 
physiological condition and/or are removed without the written permission of the 
Local Planning Authority shall be replaced within the next available planting 
season by trees or shrubs of similar size and species to those originally required 
to be planted. 
5. The means of boundary enclosure for the proposed access track as 
specified on drawings nos. 200917~1 Revision D.5 and 200917~6 shall be 
implemented in full prior to the first use of any part of the development hereby 
permitted and shall thereafter be retain for the lifetime of the development. 
6. The building and ménage hereby permitted shall not be occupied at any 
time other than for purposes other than the keeping and riding of horses, or the 
siting of energy and ancillary to the enjoyment and residential use of the 
dwelling known as Little Dongray Farm as shown on drawing no. 2000917~3 
Revision B. No part of the land or stables shall be used for any commercial 
equine or livery purposes. 
7. The parking area shown on drawing no. 200917~Revision D.5 shall not 
be used until a scheme of surface water drainage for it has been implemented in 
full.  The scheme shall provide for the direction of surface water from the hard 
surface to a porous of permeable area within the land edged in red or blue on 
drawing no. 200917~3 Revision b.  The scheme as implemented shall thereafter 
be permanently maintained. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure that adequate provision is made for surface water drainage in 
order to minimise the risk of on-site or off-site flooding. 
4. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
5. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
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6. In the interests of highway safety owing to substandard restricted visibility 
from the junction of the B5069 Station Road and Dongray Lane and the due to 
the risk of flooding at the site. 
7. To ensure that adequate provision is made for surface water drainage in 
order to minimise the risk of on-site or off-site flooding. 
 
______________________________________________________________
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APPLICATION NO: 
P/2017 /0937 
 
 
COMMUNITY: 
Llay 
 
 
WARD: 
Llay 

LOCATION: 
P R PUGH MINERS ROAD LLAY 
INDUSTRIAL ESTATE LLAY 
WREXHAM  
LL12 0PJ  
 
DESCRIPTION: 
CONSTRUCTION AND OPERATION 
OF A RESERVE POWER PLANT AND 
ASSOCIATED INFRASTRUCTURE 
 
APPLICANT(S) NAME: 
MR NICK DAVIES  
SIRIUS RENEWABLE ENERGY 
 

DATE RECEIVED:  
13/11/2017 
 
 
CASE OFFICER:  
MR 
 
 
AGENT NAME: 
SIRIUS PLANNING 
MISS FRANCESCA 
WRAY 
 

______________________________________________________________ 
 
THE SITE 
 

 
PROPOSAL 
 
The application seeks full planning permission for the construction and operation 
of a reserve power plant comprising of 5 gas engine power generators, 3 
transformers and associated infrastructure.  The application site is 0.55ha in 
area.     
 
HISTORY 

Application Site 
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None relevant.  
 
DEVELOPMENT PLAN 
 
Within Llay Industrial Estate Settlement Limit.  UDP policies PS1, GDP1 and E5 
apply. 
 
CONSULTATIONS 
 
Community Council: No comments received. 
Local Member:  Notified 15.11.2017. 
NRW: Consultation received on 12/12/2017 – Object.  The 

site lies adjacent to a site with a large presence of 
great crested newt.  Further information in regards to 
avoidance, mitigation and a compensation scheme is 
required to demonstrate that the proposal raises no 
harmful impacts to the species.  Further information 
also required in regards to mitigating for biosecurity 
risk and ecological compliance audit.     
Consultation received on 11/05/2018 – No objection.  
Based on the revised Ecological Report and 
mitigation measures, the development is not likely to 
harm or disturb the Great Crested Newts or their 
breeding sites and resting places.  Conditions 
recommended.        

Highway Authority: The agent has provided a plan demonstrating that a 
larger vehicle would be able to manoeuvre within the 
site.  No objection is raised.   

 Public Protection: No objection is raised having regard to noise impacts 
of the scheme, subject to conditions to secure 
mitigation for noise associated with plant design and 
construction effects.  The proposal will require an 
Environmental Permit from NRW.  The proposal will 
require an Environmental Permit from NRW.  
Previous uses of the site have resulted in potential 
contamination of the land, therefore relevant 
conditions would be attached to any grant of consent.  
The findings of the Air Quality Report are accepted 
by Public Protection and no conditions are 
recommended in this respect. 

Ecology: Consultation received on 12/12/2017 - Object.  The 
site lies adjacent to a site with a large presence of 
great crested newt.  Further information in regards to 
avoidance, mitigation and a compensation scheme is 
required to demonstrate that the proposal raises no 
harmful impacts to the species.   

 Consultation received on 27/04/2018 – No objection 
based on the revised Ecology Report and site layout.       
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Trees: No objection subject to conditions to secure a 

planting scheme and Arboricultural Method 
Statement.   

 
Wales and West Utilities:  Wales & West Utilities has pipes in the area. The 

apparatus may be affected and at risk during 
construction works.  Should the planning application 
be approved then Wales and West Utilities require 
the promoter of these works to contact them directly 
to discuss their requirements in detail before any 
works commence on site. Should diversion works be 
required these will be fully chargeable. 

Site Notice: Expired 13.12.2017. 
Neighbours: 5 no. representations received (three from the same 

address).  Concerns raised include impacts to 
existing noise levels and air quality and loss of land 
which could be used for commercial/business use.    

 
SPECIAL CONSIDERATIONS 
 
Principle:  The application is for the construction and operation of a reserve 
power plant.   
 
The proposal would involve supplying electricity to the National Grid during 
fluctuations in supply.  The proposals location on Llay Industrial Estate is 
considered to be appropriate and its use would be compatible with the 
surrounding uses within the Estate.  There are no UDP policies to prevent non-
employment development within the Estate but in any case I would consider this 
to be a complimentary use to adjacent employment uses in that maintaining a 
reliable supply of power is essential to local businesses. 
 
The proposal is considered to be acceptable in principle and would comply with 
UDP Policy GDP1.  
 
Design:  The proposal would appear functional for its required use and purpose 
and would be commensurate to the appearance of surrounding buildings and 
sites within the Industrial Estate.   
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Based on the submitted proposed elevations the maximum height of any part of 
the development would be approximately 7m which is considered to be limited 
and would not appear as an obtrusive addition in the locality.  The elevation of 
which is shown below and only a section of the unit would measure 7m.  
 
 

The size of the application site is considered to be limited and in this context the 
amount of development proposed would not result in an over-dominant or 
overbearing addition to the site, or the surrounding area.   
 
The overall layout, with generators located to the rear and sufficient space for 
turning and manoeuvring of larger vehicles within the central portion of the site 
is considered to be logical.  
 
The 2.4m high proposed paladin security fence is considered to be appropriate 
in visual terms in the context of the sites location within the Industrial Estate and 
surrounding uses.   
 
The proposal would not adversely impact on existing levels of visual amenities 
of the area and would comply with UDP Policy GDP1. 
 
Residential Amenity:  The nearest properties are located approximately 500m 
away. 
 
Public Protection advises that the conclusions set out in the Air Quality Report 
submitted with the application are accepted and do not recommend any further 
submissions or conditions having regard to this element of the scheme.   
 
Public Protection raises no objection in regards to noise impacts, subject to 
conditions to mitigate for noise associated with plant design and construction 
effects, as well as a condition to ensure the background noise levels do not  
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exceed 5db.  The proposal will require an Environmental Permit from NRW and 
the applicant is advised to contact NRW direct.   
 
The size and layout of the proposal is considered would result in no adverse 
impacts, having regard to overshadowing or overbearing to neighbouring 
commercial properties.   
 
Access and Car Parking:  The previous use of the site was for a storage 
company.  The proposal is considered would result in a lesser number of vehicle 
generation than the previous use.   
 
A swept path analysis was submitted to accompany the application which has 
demonstrated there is adequate space on site to enable a larger vehicle to enter 
and manoeuvre within the site.   
 
Highway Authority raise no objection subject to a condition to secure parking, 
manoeuvring and turning facilities prior to first operation of the development.  
 
Ecology: Wrexham Ecology and NRW raised objections in their consultation 
responses received on 12/12/2017, having specific regard to great crested 
newts.  Further information was required in regards to mitigation, avoidance and 
compensation to demonstrate that no harm would arise to the species.  
 
 
 
Additional information was also required in regards to biosecurity and ecological 
compliance audit.   
 
The information has been received and NRW and Wrexham Ecology raise no 
objection subject to conditions to secure great crested newt mitigation and 
biosecurity risk assessment.     
 
Contaminated Land:  Previous uses of the site result in the potential for 
contaminated land.  Conditions are advised to secure a phased site 
investigation and subsequent verification report.    
 
Other Matters: The proposal, by virtue of its nature and size of the application 
site, triggered the requirement for an Environmental Impact Assessment 
Screening Opinion, under Column 1, Paragraph 3, Schedule 2 of the Town and 
Country Planning (Environmental Impact Assessment) (Wales) Regulations 
2017.  
 
Results of the Screening Opinion conclude that an Environmental Impact 
Assessment is not required.   
0 
CONCLUSION 
 
The principle of development is considered to be acceptable and no adverse 
impacts would result to existing levels of visual and residential amenities of the 

Page 36



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
surrounding area.  The proposal is not considered would give rise to adverse 
implications, having regard to highway safety, ecology, trees or contaminated 
land.  The proposal would comply with UDP Policies GDP1, H2 and T8. 
 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered  (Dwg No. SRE1065/17/03 
Rev 3, SRE1065/17/20 Rev 0, SRE1065/17/13 Rev 0, SRE1065/17/12 Rev 0, 
SRE1065/17/11 Rev 0, SRE1065/17/10 Rev 0, SRE1065/17/09 Rev 0, 
SRE1065/17/08 Rev 0, SRE1065/17/07 Rev 0, SRE1065/17/06 Rev 0, 
SRE1065/17/05 Rev 0, SRE1065/17/14 Rev 0) and as contained within the 
application documentation. 
3. Prior to commencement of development, details and elevations of the 
access gates shall be submitted to and approved in writing by the Local 
Planning Authority.  The development shall be carried out in accordance with 
the approved details and thereafter retained for the lifetime of the development. 
4. The noise mitigation, having regard to construction noise shall be carried 
out in accordance with Section 6 'Mitigation of Construction Period Effects' of the  
submitted and approved NVC Noise Impact Assessment dated 19th September 
2017, for the lifetime of the development. 
5. The noise mitigation, having regard to approved plant design shall be 
carried out in accordance with Section 7.4 'Mitigation Measures to Control Noise' 
of the submitted and approved NVC Noise Impact Assessment dated 19th 
September 2017, for the lifetime of the development. 
6. The rating level of any noise generated by reason of this development 
shall not exceed the pre-existing background level by more than 5dB(A) at any 
time.  The noise levels shall be determined at nearby noise sensitive premises, 
and measurements and assessment shall be made in accordance with 
BS4142:2014 Method of Rating Industrial Noise Affecting Mixed Residential and 
Industrial areas. 
7. No development shall take place until a phased site investigation of the 
nature and extent of contamination has been carried out and submitted to and 
approved in writing by the Local Planning Authority.  If any contamination is 
found during the site investigation, no part of the development shall commence 
until a scheme specifying the measures that will be taken to remediate the site 
to render it suitable for the development hereby permitted has been submitted to 
and approved in writing by the Local Planning Authority.   The site shall 
thereafter be remediated in accordance with the approved scheme.  If during the 
course of development any contamination is found that has not been identified 
in the site investigation, no further development shall take place on those parts 
of the site where that contamination has been found until an additional scheme 
of remediation has been submitted to and approved in writing by the Local 
Planning Authority for those parts of the site.  The relevant parts of the site shall  
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thereafter be remediated in accordance with the additional scheme of 
remediation. 
8. Each part of the site subject to the remediation under the scheme(s) 
approved as part of condition 7 shall not be occupied/used until a Validation 
Report has been completed in respect of that part of the site and submitted to 
and approved in writing by the Local Planning Authority. 
9. The vehicular parking and turning areas as shown on approved 
drawing(s) No(s). SRE1065/17/03 Rev 3 shall be fully laid out, surfaced and 
drained prior to first use of the development.  These areas shall thereafter be 
permanently retained and kept free of any obstruction, and made available 
solely for the parking and turning of motor vehicles at all times. 
10. Within six months of the first use of the development, trees and shrubs 
shall be planted on the site in accordance with a scheme which has been 
submitted to and approved in writing by the Local Planning Authority.   
11. No part of the development shall commence until a detailed Arboricultural 
Method Statement has been submitted to and approved in writing by the Local 
Planning Authority. No development or other operations shall take place except 
in strict accordance with the Method Statement as is approved. The Method 
Statement shall include the following: 
a)  A specification for tree protection fencing and ground protection measures 
that comply with British Standard 5837:2012; 
b)  A Tree Protection Plan showing the location of the trees to be removed and 
retained with their crown spreads, Root Protection Areas, Construction  
Exclusion Zones, and location of protective fencing and ground protection 
measures accurately plotted; 
c)  A full specification for any access, driveway, path, underground services or 
wall foundations within retained tree Root Protection Areas or Construction 
Exclusion Zone, including any related sections and method for avoiding damage 
to retained trees; 
d)  Details of general arboricultural matters including proposed practices with 
regards to cement mixing, material storage and fires; 
e)  Details of the frequency of supervisory visits and procedures for notifying the 
findings of such visits to the Local Planning Authority; 
f)  Method for protecting retained trees during demolition works; 
g)  Details of all proposed tree works, including felling and pruning. 
12. No part of the development shall commence until an updated Ecological 
Assessment (Great Crested Newt) as carried out by a qualified ecologist has 
been submitted to and approved in writing by the Local Planning Authority.  The 
report shall include an Ecological Method Statement demonstrating / identifying 
any measures of protection / compensation / mitigation and demonstrate 
management in the short or long term.  The recommendations as approved shall 
be implemented in strict accordance with timescales to be agreed before any 
part of the development commences on site. 
13. Prior to commencement of development, a long term Conservation 
Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority.  The Plan shall demonstrate how existing features of 
ecological/wildlife interest will be protected, identify any areas of compensation 
and demonstrate management in the long term.  The recommendations as  
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approved shall be fully implemented in accordance with timescales to be agreed 
in writing by the Local Planning Authority. 
14. Prior to commencement of development, a Biosecurity Risk Assessment 
shall be submitted to and approved in writing by the Local Planning Authority.  
The Risk Assessment shall include appropriate measures to control any INNS 
on site and measures or actions that aim to prevent INNS being introduced to 
the site for the duration of the construction and operational phases of the 
scheme. The development shall be carried out in accordance with the approved 
details and thereafter retained for the lifetime of the development. 
15. A compliance audit shall be carried out by a qualified ecologist, 
independently of the appointed principle ecologist, in accordance with details 
which have been submitted to and approved in writing by the Local Planning 
Authority. A copy of the completed audit reports should be submitted to and 
approved in writing by the Local Planning Authority after each phase of 
development. 
 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. To protect the amenities of the occupiers of nearby properties. 
5. To protect the amenities of the occupiers of nearby properties. 
6. To protect the amenities of the occupiers of nearby properties. 
7. In the interests of the amenities of the future occupants of the buildings 
8. In the interests of the amenities of the future occupants of the buildings 
9. To provide for the parking and turning of vehicles clear of the highway 
and to ensure that reversing by vehicles into or from the highway is rendered 
unnecessary in the interest of traffic safety. 
10. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
11. To ensure the work is carried out to accepted arboricultural practices for 
the long term wellbeing of the tree(s). 
12. To protect named species / habitats / biodiversity which would otherwise 
be damaged / lost by the development hereby permitted. 
13. To protect named species / habitats / biodiversity which would otherwise 
be damaged / lost by the development hereby permitted. 
14. In order to protect wildlife interests, which are afforded special protection. 
15. In order to protect wildlife interests, which are afforded special protection. 
 
NOTE(S) TO APPLICANT 
 
The applicant is advised that the Council has the option to control construction 
noise by serving a Control of Pollution Act 1974, Section 60, Notice where 
deemed necessary, and failure to comply with such a Notice can result in 
prosecution.  For further information and advice regarding construction noise  
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please contact the Council's Housing and Public Protection Department on 
01978 315300. 
 
Further advice on compliance with condition nos 7 and 8 may be obtained by 
contacting the Council's Environmental Protection Team on 01978 315733. 
Should the investigation identify contamination issues that may affect receptors 
other than the site users e.g. groundwater, then it is recommended that these 
works are also addressed in consultation with the Housing and Public Protection 
Department prior to commencement of works on site. 
 
Warning: An European protected species (EPS) Licence is required for this 
development.  
 
This planning permission does not provide consent to undertake works that 
require an EPS licence.  
 
It is an offence to deliberately capture, kill or disturb EPS or to recklessly 
damage or destroy their breeding sites or resting places. If found guilty of any 
offences, you could be sent to prison for up to 6 months and/or receive an 
unlimited fine.  
 
To undertake the works within the law, you can obtain further information on the 
need for a licence from Natural Resources Wales on 0300 065 3000 or at 
https://naturalresources.wales/conservation-biodiversity-and-wildlife/european-
protected-species/?lang+en 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0070 
 
 
COMMUNITY: 
Offa 
 
 
WARD: 
Erddig 

LOCATION: 
RYECROFT 36 TO 38 PERCY ROAD  
WREXHAM  
LL13 7EF  
 
DESCRIPTION: 
APPLICATION FOR CONSERVATION 
AREA CONSENT FOR DEMOLITION 
OF 36 PERCY ROAD, WREXHAM 
(WITHIN FAIRY ROAD 
CONSERVATION AREA) 
 
APPLICANT(S) NAME: 
MR N FEARN  
LANCHESTER SECURITIES LIMITED 
 

DATE RECEIVED:  
26/01/2018 
 
 
CASE OFFICER:  
KH 
 
 
AGENT NAME: 
BLUEPRINT  LTD 
MR DAFYDD EDWARDS 
 

______________________________________________________________ 
P/2018/0070 
THE SITE 
 
Former Care Home located off the Western side of Percy Road and at the 
junction of Percy Road and Belgrave Road.  The building is constructed from 
Ruabon red bricks, with decorative brickwork plinths.  There are residential 
properties on all sides.  The site lies within the Fairy Road Conservation Area. 
 

 

Application site 
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PROPOSAL 
 
Demolition of 36 Percy Road and construction of 4 apartments and maisonette 
and proposed redesign to form 1 pair of semi-detached dwellings on land 
associated with 38 Percy Road.  Also on this agenda is the application for the 
replacement dwellings (P/2018/0071). 
 
HISTORY (Most Recent) 
 
P/2015/0751  Conservation Area Consent to demolish 38 Percy Road, 
   Granted 01.02.2016. 
P/2015/0752 Change of use from residential care home to 5 No. bedroom 

detached dwelling, erection of new dwelling and 
construction of new access.  Granted 01.02.2016. 

P/2015/0530 Land to the rear of Ryecroft residential home for the 
erection of 4 bedroom detached house with associated 
parking. 

 Granted 03.05.2016. 
P/2016/0690 Erection of replacement dwelling.  Granted 01.03.2017. 
P/2016/0689 Conservation Area Consent for demolition of 36 Percy 

Road. 
 Granted 01.03.2017. 
P/2018/0071 Erection of 4 apartments and 1 No. maisonette on site of 36 

Percy Road and 1 No. pair of semi-detached dwellings on 
land associated with 38 Percy Road  Pending – Also 
reported on this Agenda. 

 
DEVELOPMENT PLAN 
 
Within the Fairy Road Conservation Area.  Policies PS1, PS2, GDP1, EC7 and 
EC8 of the Wrexham Unitary Development Plan refer. 
 
CONSULTATIONS 
 
Community Council: No objection as previous approval granted.  

However, within the previous Approval there were a 
list of conditions and regulations for the architectural 
features of note to be catalogued and retained and 
incorporated into the new building and this should 
apply to the current application.  Request is made for 
the front stand-alone building to have an apex 
incorporated into the front design to match the old 
building and the new building that will replace it. 

Local Member:  Notified 31.01.2018. 
Public Protection: Notes required regarding noise, dust and 

construction noise. 
Neighbours:   No responses received. 
Site Notice:   Expired 03.03.2018. 
Press Notice:   Expired 10.03.2018. 
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SPECIAL CONSIDERATION / ISSUES 
 
Background / Proposal, Demolition – 36 – 38 Percy Road:  Justification for 
demolition was established by P/2016/0689 and enabled the building Ryecroft, 
36-38 Percy Road to be demolished.  A robust justification was presented to 
Planning Committee.  Movement to the building was established by three 
structural reports and Estate Agents contacted to ascertain the potential re-sale 
of the potential building plots.  The total cost of the site purchase, works already 
undertaken, foundation stability and refurbishment of No. 36 when weighted 
against the financial return from potential sales would present a clear financial 
deficit.  Retention of the building and refurbishment would not be financially 
viable.  Three engineers, independent of each other, all agreed movement was 
ongoing and the building would deteriorate further. 
 
The loss of the existing structure has been previously justified by the Local 
Planning Authority.  No. 36 has been affected by subsidence and is now far 
worse than originally thought with the whole building requiring underpinning.  
The building is at risk of falling into further disrepair. 
 
As with P/2016/0690 the current application also seeks to replace the 
demolished property with the erection of new dwellings (P/2018/0071 – also on  
 
this Agenda).  The proposed new dwellings and elevations are heavily based on 
the existing buildings and will help preserve the character of the Conservation 
Area. 
 
Ecology: The site has been investigated for bats.  The report recommends that 
further emergence surveys are needed.  These will be required prior to 
demolition works being carried out, along with details of any mitigation 
measures required.   
 
Conclusions:  I am satisfied that the property is in a poor state of repair and 
works to retain and refurbish the building would not be financially viable.  
Demolition has previously been approved and the building continues to 
deteriorate. 
 
The proposed replacement buildings will help preserve the character of the 
Conservation Area. 
 
My recommendation however, is in a two parts to ensure protected species are 
not harmed. 
 
RECOMMENDATION A 
 
I am requesting delegated powers until such time as dawn / dusk bat surveys 
have been carried out and any new mitigation scheme submitted to and 
approved in writing by the Local Planning Authority.  
 
RECOMMENDATION B 
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Subject to compliance with the above requirements then I would recommend 
that Consent be GRANTED subject to the following conditions and any 
additional conditions generated by the bats surveys. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The works hereby granted consent shall be commenced before the expiry 
of 2 years from the date of this permission. 
2. The buildings shall not be demolished until a copy of the contract for the 
carrying out of the works of redevelopment of the site has been submitted to and 
approved by the Local Planning Authority.  The contract shall include dates of 
demolition and the date of commencement of redevelopment of the site 
following demolition of the existing building. 
3. Prior to the commencement of any demolition works on site, the following 
details shall be submitted for the further approval of the local planning authority: 
i. an audit of all existing building materials 
ii. the potential re-use and recycling of those materials for incorporating into an 
agreed, replacement site development, and 
iii. where relevant, the recipient of remaining building materials. 
The approved audit shall form part of the building contract agreed for new 
building development for the site, a copy of which shall be submitted for record 
purposes for the Local Planning Authority. 
4. All works in relation to the implementation of this permission, including 
deliveries to and / or leaving the site shall be undertaken only between the hours 
of 7.30 and 18.00 Monday to Friday and 08.00 to 14.00 on a Saturday and at no 
time on a Sunday or a Bank Holiday unless prior written approval of the Local 
Planning Authority has been obtained. 
5. No part of the development shall commence until an appropriate Dust 
Management Scheme has been submitted to an approved in writing by the 
Local Planning Authority.  The dust mitigation measures as are approved shall 
be fully implemented for the entire duration of the construction phase. 
 
REASON(S) 
 
1. To comply with Section 18 of the Planning (Listed Building and 
Conservation Area) Act 1980 and to ensure the existing building does not 
significantly deteriorate. 
2. To ensure that redevelopment of the site takes place immediately 
following demolition of the existing building, thereby ensuring that an 
unattractive gap does not exist in the street scene to the detriment of the 
character and appearance of the area. 
3. To ensure that the development involves a sustainable approach and 
retention of the character of the Conservation Area. 
4. In the interests of nearby amenity. 
5. To protect the amenities of the occupiers of nearby properties. 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0071 
 
 
COMMUNITY: 
Offa 
 
 
WARD: 
Erddig 

LOCATION: 
RYECROFT 36 TO 38 PERCY ROAD  
WREXHAM  
LL13 7EF  
 
DESCRIPTION: 
ERECTION OF 4 NO. APARTMENTS 
AND 1 NO. MAISONETTE ON SITE 
OF 36 PERCY ROAD AND 1 NO. 
PAIR OF SEMI-DETACHED 
DWELLINGS ON LAND ASSOCIATED 
WITH 38 PERCY ROAD AND 
ACCESS ARRANGEMENTS 
 
APPLICANT(S) NAME: 
MR N FEARN  
LANCHESTER SECURITIES LIMITED 
 

DATE RECEIVED:  
26/01/2018 
 
 
CASE OFFICER:  
KH 
 
 
AGENT NAME: 
BLUEPRINT  LTD 
MR DAFYDD EDWARDS 
 

______________________________________________________________ 
P/2018/0071 
THE SITE 
 
Former Care Home located off the Western side of Percy Road and at the 
junction of Percy Road and Belgrave Road.  The building is constructed of 
Ruabon red brick, decorative brickwork, plinths, hip and gable roof combinations 
and a turret structure.    
 
 

 

Application site 
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PROPOSAL 
 
This application seeks to compensate the loss of the existing buildings 36 – 38 
Percy Road with the erection of new dwellings – 4 apartments and 1 maisonette 
on site of 36 Percy Road and 1 No. pair of semi-detached dwellings on land 
associated with 38 Percy Road. 
 
HISTORY (Most Recent) 
 
P/2015/0751  Conservation Area Consent to demolish 38 Percy Road, 
   Granted 01.02.2016. 
P/2015/0752 Change of use from residential care home to 5 No. bedroom 

detached dwelling, erection of new dwelling and 
construction of new access.  Granted 01.02.2016. 

P/2015/0530 Land to the rear of Ryecroft residential home for the 
erection of 4 bedroom detached house with associated 
parking.  Granted 03.05.2016. 

P/2016/0690 Erection of replacement dwelling.  Granted 01.03.2017. 
P/2016/0689 Conservation Area Consent for demolition of 36 Percy 

Road.  Granted 01.03.2017. 
 
DEVELOPMENT PLAN 
 
Within the Fairy Road Conservation Area.  Policies PS1, PS2, GDP1, EC7 and 
EC8 of the Wrexham Unitary Development Plan refer. 
 
CONSULTATIONS 
 
Community Council: No objection as approval previously granted but a 

condition required as previously to reuse materials 
where possible and use of suitable materials.  
Request made for the front stand-alone building to 
have an apex incorporated into the front design to 
match the old building and the new building that will 
replace it. 

Local Member: Notified 31.01.2018. 
Highways: Proposed apartments will be accessed off Belgrave 

Road which is an unclassified road subject to a 30 
mph speed limit, but highways estimate typical 
vehicle speeds of around 25 mph given the proximity 
to the junction with Percy Road.  Highways have 
requested additional parking spaces for the proposed 
flats, an increase in access width to the semi-
detached parking spaces and changes to the parking 
layout for those dwellings.    

Public Protection: Conditions and notes required regarding dust 
management, construction noise and burning of 
waste. 

Education: No contributions required. 
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Natural Resources Wales: No objection to the re-submission of the Ecology 

Report as the results did not identify the presence of 
bats and do not consider that the proposal is likely to 
be detrimental to the maintenance of the favourable 
conservation status of any local populations in the 
environs of the application site.  Notes required on 
waste excavation material or building waste and 
satisfactory disposal. 

Welsh Water: Conditions required – drainage scheme and advisory 
notes. 

Other representations: 2 letters of concern regarding the proposed parking 
which is not considered adequate with parking on the 
highway likely.  The adjoining highway network is 
busy generally but particularly busy with children 
going to school and leaving the in afternoon. 

Site Notice Expired: 02.03.2018. 
Press Notice Expired: 10.03.2018 
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SPECIAL CONSIDERATIONS 
 
Replacement Dwellings 
Design – Apartments / Maisonette 
 

 
Percy Road Elevation  
 
The proposed new dwellings and elevations are based on the existing buildings, 
which will help to preserve the character of the Conservation Area in a 
prominent location at the junction of Percy Road and Belgrave Road.  The hip 
and gable roof combinations will be included as will a replacement turret 
structure which will help ensure existing characteristics are not lost.  
Fenestration details will also be replicated and recognised as an important 
design feature with width and heights of windows matching the demolished 
property. 
 
Existing terracotta plaques will be carefully removed and re-used on the 
proposed new buildings.  Other features such as stone headers / cills, ridge 
tiles, decorative terminating ridge tiles and roof finials will also be salvaged from 
the existing building and incorporated into the design of the new building.    
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Reusing many of the existing features which are salvageable will help preserve 
some of the original characteristics of the building as will the incorporation of the 
replication of roof features and fenestration and ensure the building continues to 
contribute positively to the character of the Conservation Area. 
 
Pair of semi-detached dwellings 
 

 
 
The proposal also includes a pair of semi-detached properties which replicates 
previously approved drawings.  The properties have been designed to resemble 
a single detached property to maintain the character of the Conservation Area.  
The erection of a single detached dwelling on the same footprint has been 
previously approved under Code P/2015/0752. 
 
Highways 
 
The proposed apartments will be accessed off Belgrave Road which is an 
unclassified road subject to a 30 mph speed limit, but highways estimate typical 
vehicle speeds of around 25 mph given the proximity of the junction with Percy 
Road.  Adequate visibility is provided at the site access to the proposed flats 
which will also be wide enough to allow simultaneous access and egress of 
vehicles.   
 
A total of 6 parking spaces are provided compared to the LPGN16 maximum of 
10.  Highways have raised concern that the number of spaces may not be 
adequate.  However, I am conscious that the site is in a sustainable location,  
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close to nearby schools and ease of access to the town centre.  I am therefore 
satisfied that the on-site parking provision is adequate in this instance.  
 
The semi-detached properties are to be accessed off Percy Road which is an 
unclassified road subject to a 30 mph speed limit.  The access will have 
adequate visibility and will be 3.2m wide, which is not wide enough to allow 
simultaneous access and egress of vehicles.   
 
Given that the access will serve only 2 dwellings I also consider the risk of 
conflicting vehicular movements at the site access due to its width to be 
comparatively low.  As such I do not believe the proposals pose an 
unacceptable risk to highway safety in this instance.   
 
Four spaces have been provided for the semi-detached properties and 
highways are satisfied that 2 spaces per unit would be acceptable.  I am also 
satisfied that there is sufficient space for vehicles to turn within the site.   
 
RECOMMENDATION A 
 
I am requesting delegated powers until such time as dawn / dusk bat surveys 
have been carried out and any new mitigation scheme submitted to and 
approved in writing by the Local Planning Authority.  
 
RECOMMENDATION B 
 
Subject to compliance with the above requirements then I would recommend 
that planning permission be GRANTED subject to the following conditions and 
any additional conditions generated by the bats surveys. 
 
CONDITION(S) 
 
1. The works hereby granted permission for 36 Percy Road shall be 
commenced before the expiry of 2 years from the date of this permission. 
2. The works hereby granted permission for 38 Percy Road shall be 
commenced before the expiry of 5 years from the date of this permission. 
3. No part of the development shall commence until an Appropriate Dust 
Management Scheme has been submitted to and approved in writing by the 
Local Planning Authority.  The Dust Mitigation Measures as are approved shall 
be fully implemented for the entire duration of the demolition and construction 
phase. 
4. Prior to their installation on the building, drawings to scale 1:5 and 1:20 
fully detailing all new windows and doors shall be submitted to and approved in 
writing by the Local Planning Authority.  The details shall fully describe the 
proposed materials, decorative / protective finishes, method of opening and 
glazing type and include cross sections for glazing bars, sills and heads etc.  
Works shall only be carried out in strict accordance with such details as are 
approved. 
5. All bedding and pointing works shall be carried out using a lime based 
mortar only. The Council's conservation officer shall be given 5 days' notice in  
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writing of a meeting on site to approve the mix and finish. Works shall only be 
carried out in strict accordance with such details as are approved. 
6. Prior to first use of the development, all external joinery shall receive a 
painted finish in accordance with a colour which has been submitted to and 
approved in writing by the Local Planning Authority.  The colour of the painted 
finish shall not thereafter be changed without the prior written consent of the 
Local Planning Authority.   
7. No new pipe-work, extracts, meter boxes, flues, vents or ductwork shall 
be fixed to or formed through the external walls or roofs of the building until their 
exact position, type, number and finish has been submitted to and approved in 
writing by the Local Planning Authority. Works shall only be carried out in strict 
accordance with such details as approved. 
8. Prior to use on the new development, samples of all new external 
materials required for the development of the replacement dwellings following 
the submission of details of the re-use and recycling of materials provision shall 
be submitted to and approved in writing by the Local Planning Authority. 
9. The existing bond pattern to the brickwork shall be replicated on all 
external elevations on the replacement dwelling (36 Percy Road). 
10. Details of the side boundary treatment between 36 and 38 Percy Road 
shall be submitted to an approved in writing by the Local Planning Authority 
within 3 months of the commencement of works on (36 Percy Road).  Works 
shall be carried out in accordance with a timescale to be submitted to and 
approved in writing by the Local Planning Authority and maintained in 
accordance with the approved plans unless otherwise agreed in writing with the 
Local Planning Authority. 
11. All works in relation to the implementation of this permission including 
deliveries to and / or leaving the site, shall be undertaken only between the 
hours of 7.30 and 18.00 Monday to Friday and 08.00 to 14.00 on a Saturday 
and at no time on a Sunday or a Bank Holiday unless the prior written approval 
of the Local Planning Authority has been obtained. 
12. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development Order 1995) (or any order revoking, re-
enacting that Order with or without modification) no further development will take 
place other than the development hereby granted permission. 
13. Prior to commencement of the works hereby approved a site meeting 
between the Council's Conservation Officer and the Contractor shall take place.  
The applicant / contractor shall give the Council's Conservation Officer, no less 
than 5 working days' notice in writing of this meeting to discuss the schedule of 
works for demolition, re-use of materials and rebuilding. 
14. No development shall commence until a drainage scheme for the site has 
been submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall provide for the disposal of foul, surface and land water and include 
an assessment of the potential to dispose of surface and land water by 
sustainable means.  Thereafter the scheme shall be implemented in accordance 
with the approved details and prior to the occupation of the development and no 
further foul water, surface water and land drainage shall be allowed to connect 
directly or indirectly with the public sewerage system. 
15. There shall be no gates or other means of enclosure across the vehicular 
access points within 5 metres of the highway boundary. 
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16. Prior to their installation on the new dwellings a specification of rainwater 
goods shall be submitted to and approved in writing by the Local Planning 
Authority.  Details shall fully describe the proposed materials, fixing methods, 
decorative / protective finishes and include cross sections.  Works shall only be 
carried out strictly in accordance with the details as approved. 
 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act 1990 
and to ensure the existing building does not significantly deteriorate. 
2. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
3. To protect the amenities of nearby properties. 
4. To ensure the works reflect the character and appearance of the original 
building and in the interests of preserving the character and appearance of the 
Conservation Area. 
5. To ensure the works reflect the character and appearance of the original 
building and in the interests of preserving the character of the Conservation 
Area. 
6. To ensure the works reflect the character and appearance of the building. 
7. To ensure the development is carried out in a manner that reflects the 
existing character and appearance of the Listed Building 
8. To ensure the development involves a sustainable approach and the 
replacement dwellings (36 Percy Road) replicates the architectural character of 
the original building in the interests of preserving the character and appearance 
of the Conservation Area. 
9. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenity of the area and the character of the 
Conservation Area. 
10. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
11. To protect the amenities of the occupiers of nearby properties. 
12. To ensure the development is in accordance with the approved design 
and ensure additional development does not compromise the appearance and 
character of the new buildings or the Conservation Area or impact on nearby 
residential amenity. 
13. To ensure the development reflects the character of the building to be 
demolished and the character of the Conservation Area. 
14. To prevent hydraulic overloading of the public sewerage system, to 
protect the Health and Safety of existing residents and ensure no pollution of or 
detriment to the environment. 
15. To provide a safe and satisfactory access. 
16. To ensure the works reflect the character and appearance of the 
Conservation Area. 
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NOTE(S) TO APPLICANT 
 
The applicant is advised that compliance with condition no. 11 does not provide 
an exemption from the statutory noise nuisance provisions of the Environmental 
Protection Act 1990. Any complaints received relating to noise from the 
development during the permitted hours may still be investigated using the 
Council's Standardised Procedure for Dealing with Noise Nuisance Complaints 
and legal action may be taken where appropriate. 
 
Your attention is drawn to the advisory comments made by NRW regarding 
Waste. 
 
The applicant is advised that the Council has the option to control construction 
noise by serving a Control of Pollution Act 1974, Section 60 Notice where 
deemded necessary.  Failure to comply with such notices can result in 
prosection.  For further information and advice regarding construction noise 
please contact the Council's Environment and Planning Department on 01978 
298989. 
 
See attached Welsh Water comments attached to this decision. 
 
RECOMMENDATION C 
 
That if the obligation purulent to Section 106 of the Town and Country Planning 
Act is not completed within 6 months of the Committee Resolution the Head of 
Environment and Planning be given Delegated Authority to REFUSE the 
application for the following reason:- 
 
REASON 
 
1. The development makes inadequate provision for the required 
infrastructure / community facilities to off-set the impact of the development.  
The proposals as such would be contrary to UDP Policy GDP2 
 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0121 
 
 
COMMUNITY: 
Penycae 
 
 
WARD: 
Penycae 

LOCATION: 
50 STRYT ISSA PEN Y CAE 
WREXHAM  
LL14 2PN  
 
DESCRIPTION: 
ERECTION OF TWO DWELLINGS 
AND FORMATION OF NEW 
ACCESSES TO HIGHWAY 
 
APPLICANT(S) NAME: 
MR S JONES  
CRAVUNE BUSINESS SERVICES 
LIMITED 
 

DATE RECEIVED:  
14/02/2018 
 
 
CASE OFFICER:  
MR 
 
 
AGENT NAME: 
BOB DEWEY PLANNING 
MR B DEWEY 
 

______________________________________________________________ 
 
SITE 

 
PROPOSAL 
 
The application seeks full planning permission for the construction of a pair of 
semi-detached dwellings. 
 
HISTORY 
 
None relevant.  
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DEVELOPMENT PLAN 
 
Within Penycae Settlement Limit.  UDP policies GDP1, H2 and T8 apply. 
LPG 16 – Parking Standards, LPG 21 – Space Around Dwellings. 
 
CONSULTATIONS 
 
Community Council: No observations to make provided the Highways 

department has been consulted over the impact this 
may have to the existing road infrastructure.   

Local Member:  Notified 20.02.2018. 
Welsh Water: No objection.  Condition recommended to ensure no 

surface/land water connected to the local drainage 
network. 

Trees: The tree on the western boundary of the site would 
be removed as part of the application.  Mitigation 
planting on Council owned land suggested.   

Highway Authority: Comments provided to the case officer in terms of 
layout and scale of parking provision required for 
each property.    

Public Protection: No objection. 
Ecology:   No objection subject to conditions.      
Site Notice:   Expired 14.03.2018. 
Neighbours: 1 no. representation received in support of the 

proposal.   
 
SPECIAL CONSIDERATIONS 
 
Principle:  The application site lies within Penycae Settlement Limit as identified 
on Policy Map INSET 6.   
 
The site forms part of the side garden to No 50 Stryt Issa.   
 
The principle of development is acceptable and would comply with UDP Policy 
H2, subject to adherence with other relevant planning policies and criteria.   
 
Design:  Negotiations have been undertaken with the agent throughout the 
consultation period in order to achieve required on-site parking provision to 
serve both dwellings.  This has resulted in numerous alterations to the design 
and layout of the dwellings in order to accommodate this.   
 
The latest set of plans to which this application has been determined shows that 
House A has been reduced in size and the overall design and appearance has 
changed so that the features in the front elevation of the properties are no 
longer symmetrical.   
 
In this respect, and based on the fact that the latest revised plan is the fourth 
plan to try and accommodate the on-site parking provision, it is considered that  
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the proposal would not sit comfortably or appear sympathetic to surrounding 
properties.   
 
The resultant design of both properties in order to accommodate the parking 
provision is considered would appear discordant when viewed in relation to the 
properties themselves as well as other properties in the locality.   
 
The plot size is considered to be too small to accommodate both dwellings and 
surrounding curtilage and the proposal would appear cramped as well as the 
overall site appearing overdeveloped in this respect. 
 
The proposal is not considered would comply with the provisions set out within 
UDP Policy GDP1 and would adversely impact on the visual amenity of the 
area.    
 
Residential Amenity:  Spacing standards to properties on the opposite side of 
the road are considered to be appropriate.   
 
In order to accommodate the proposal, the garden area serving No 50 has been 
reduced in size to comprise a strip running down the eastern part of the property 
and a strip to the rear of the property.   
 
This is not considered to be an appropriate solution and although the plan 
demonstrates that the total amount of garden space would comply with the 
Councils requirements, the actual useable space is considered to be limited and 
to this effect the proposal is considered would also adversely impact on the 
quality of the private space and subsequent residential amenity of the 
neighbouring occupants of the property.   
 
The proposal would not comply with UDP Policy GDP1 having regard to 
resultant impacts to residential amenities of the neighbouring property.     
 
Access and Car Parking:  As part of the proposal, the applicant is proposing to 
complete the footway along the front of the site, which would link to the footway 
which runs west of the site, which is considered to be an improvement, 
promoting pedestrian accessibility.  
 
The Highway Authority recommends that the driveway serving each property 
should measure 3.2m in width.  The three proposed driveways would each have 
an approximate shortfall of 0.1m in width, which is not considered to be so 
significant as to warrant refusal of the scheme based on shortfall of parking 
provision.  
 
Drainage:  A condition to prevent surface and land water connecting to the local 
drainage network is considered reasonable to avoid overloading of the system, 
as per Welsh Waters comments.    
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Trees:  Wrexham Tree Officer verbally confirmed that the loss of the tree on the 
other side of the western boundary of the site would be acceptable, provided 
mitigation planting was provided elsewhere.   
 
Ecology: No objections are raised by Wrexham Ecology.  
 
CONCLUSION 
 
The principle of development is considered to be acceptable, however the scale, 
amount and layout of the proposal would represent overdevelopment of the site 
and the resultant design and appearance would appear cramped and discordant 
in relation to the plot size and surrounding locality.  The proposal would conflict 
with UDP Policy GDP1.   
 
The resultant amenity space serving the existing property at No 50 is considered 
to be sub-standard by virtue of its size and usability and is therefore considered 
would adversely impact on existing levels of residential amenities of the 
occupants of this property.  The proposal would conflict with UDP Policy GDP1. 
 
 
RECOMMENDATION:  That permission be REFUSED 
 
 
REASON(S) 
 
1. The proposal, by virtue of its scale, amount and layout would represent 
over development of the site and the resultant design and appearance would 
appear cramped and discordant in relation to the plot size and surrounding 
locality.  The proposal would harm visual amenities of the area, conflicting with 
UDP Policy GDP1. 
2. The resultant amenity space serving the existing property at No. 50 is 
considered would be sub-standard by virtue of its size and usability and 
therefore considered would adversely impact on existing levels of residential 
amenity of the occupants of this property.  The proposal would conflict with UDP 
Policy GDP1. 
 
______________________________________________________________

Page 57



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
 

APPLICATION NO: 
P/2018 /0127 
 
 
COMMUNITY: 
Broughton 
 
 
WARD: 
Gwenfro 

LOCATION: 
PATS COACHES SOUTHSEA ROAD 
SOUTHSEA WREXHAM  
LL11 6PP  
 
DESCRIPTION: 
USE OF LAND FOR THE PARKING 
OF CARS (IN RETROSPECT) 
 
APPLICANT(S) NAME: 
MR KEITH DAVIES  
 

DATE RECEIVED:  
16/02/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MR KEITH DAVIES 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought (in retrospect) for the change of use of land from 
agricultural to parking provision associated with the use of the neighbouring land 
as a bus and coach depot.  The land is currently being used for the purpose of 
staff parking.  This is how the applicant wishes to continue using the land.    
 
 
 
 
 

Application 
site 

Authorised 
depot land  
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HISTORY 
 
BRO 15459 Infilling of disused railway line to raise land levels to form 

hardstanding for coaches involving demolition of existing railway 
bridge and installation of 3000 gallon diesel tank.   
Granted 20.09.1988 

BRO 19175 Installation of inspection pit for cleaning coaches (in retrospect).  
Granted 10.06.1991 

P/2008/0157 Change of use of land for car parking in connection with bus depot 
(in retrospect).  Refused 18.03.2008 

P/2009/0891 Retrospective application for change of use of land to form staff 
parking area.  Refused 08.12.2009 

 
PLANNING POLICY 
 
The site is located outside but adjoining the Broughton settlement limit as 
defined by the Wrexham Unitary Development Plan.  The land is designated as 
green barrier and a walking cycling route.  Policies PS2, GDP1, EC1, T8 and 
T10 of the Wrexham Unitary Development Plan are relevant.  Guidance is 
contained in Local Planning Guidance Notes 16 – Parking Standards and 17 – 
Trees and Development. 
 
CONSULTATIONS 
 
Community Council: Concerns raised over how this has been 

operating: 
• Firstly, they note that the application is for 

the parking of cars only-this has not 
happened in the past as buses and vans 
have also been parked here; 

• Concerns regarding environmental issues 
which may affect neighbouring properties-
including noise and possible air pollution.  

Local Member: Notified 21.02.2018  
Site notice:    Expired 19.03.2018 
Highways: The area of land referred to is a safeguarded 

route in the UDP which safeguards the former 
railway line as a walking and cycling route.  
This has now been identified as an Active 
Travel Route in the LDP process.  The 
application should be refused in order to 
safeguard this route in perpetuity.  

Neighbouring occupiers:  7 neighbouring occupiers notified.  One 
representation received raising the following 
points: 
• There are local rumours that the applicant 

wishes to develop the entire length of 
railway line with their ownership.  This 
would have a detrimental impact upon the 
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land values and the privacy of 
neighbouring dwellings; 

• The character of the land in question has 
changed since 2002.  Since an 
enforcement notice was issued in 2009, 
the land continues to be used for parking, 
albeit it on a lesser scale; 

• The development has an undesirable 
impact upon the openness of the green 
barrier and is the reason for two previously 
failed planning applications for the same 
purpose; 

• Why has this infringement continued in 
breach of the enforcement notice; 

• The visual and environmental quality of the 
land has reduced over the years ; 

• The proposal may impact upon 
neighbouring amenity by way of noise, 
especially if it is a 24 hour use; 

• Will there be strong lighting which could 
keep occupiers awake; 

• Previous to the development, the outlook 
from the neighbouring houses was 
pleasant.  This has now changed as the 
site has developed as a coach depot;  

• Various observations relating to how the 
history, ownership and previous 
development of the land without planning 
permission has advanced; and  

• A plan should be sought seeking an 
indication as to how the site will be laid out 
for parking provision. 

   
SPECIAL CONSIDERATIONS: 
 
Policy:  The application site is located outside the defined settlement limit but 
adjoins its boundary.  The depot building falls within the boundary and forms 
part of the established streetscene.  The yard of the depot to the rear is part of a 
later extension which was formed with planning consent following the closure of 
the railway line.  The area of land subject to this application is a proposed 
continuation of this hardstanding to the west for a distance of approximately 40 
metres and no deeper than the existing hardstanding.  The applicant is explicit 
that the hardstanding is required for the purpose of staff vehicle parking. 
 
The land in question is designated as green barrier.  PPW and the Wrexham 
UDP are clear on the reasons for the designation of green barriers and what 
developments should be permitted in these areas.  Green barriers are imposed 
to prevent urban sprawl, the coalescence of settlements, to direct development 
to existing urban areas to promote urban regeneration and to protect the  
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openness of the countryside.  Developments for agricultural, essential sport and 
recreation facilities, cemeteries and utility infrastructure are acceptable forms of 
development.  Any other forms of development are, by definition, deemed 
inappropriate unless exceptional circumstances indicate otherwise. 
 
With the above in mind, I consider that the land in question provides little merit 
to the openness of the green barrier.  It is a continuation of the existing lawful 
parking area, is flanked to the northern boundary by existing dwellings and an 
inspection pit for servicing of vehicles to the south.  Although the fact that the 
site cannot be seen from wider public view is not a reason alone to determine 
that the openness of the green barrier is not harmed, I fail to see demonstrable 
harm to the character of the landscape in this area as a result of the proposal.  
The southern boundary of the site is also flanked by dense vegetation therefore 
I do not consider that there will be any element of urban sprawl demonstrated.    
 
I acknowledge the planning history of the site including the unlawful use of the 
land.  The continued unlawful use of the land is not a reason to grant planning 
permission and this proposal must be considered on its own merits.  There is an 
enforcement notice in place which requires the cessation of the use of the land 
for the purposes described in this application.  This notice does not require the 
land to be remediated back to any particular natural state.  Where planning 
permission granted, the Council would be required to withdraw the requirements 
of this notice.  Even if planning permission was refused and the requirements of 
the notice complied with, I do not consider that the site will return to any state of 
amenity – therefore I am of the opinion that the use of the land as proposed will 
not be detrimental to openness of green barrier looking ahead to the future. 
 
Furthermore, although the draft LDP holds no weight at this stage, the green 
barrier review which forms the evidence base for the plan seeks to remove this 
designation in this location.  This review concludes that the existing designation 
is unnecessary because of the relationship with urban form to the south.  I am 
satisfied that whilst the green barrier remains as part of the adopted UDP, the 
conclusions of the LDP evidence base are a material consideration and I am 
satisfied that this further bolsters the conclusion that the development will not 
harm the openness of the area. 
 
On balance, I am satisfied that the principle of this development can be 
accepted and would not undermine the reasons for including the land within the 
green barrier.  The character of this part of the site would be maintained. 
  
Amenity:  The primary issue relating to amenity is the impact upon the 
neighbouring residential occupiers of the site.  It is important to note that the 
applicant only wishes to use the site for staff parking, not for the storage of 
coaches.  The purpose is to prevent the need to park cars within the operational 
parking area and turning area of the depot.  I understand that the nature of the 
operation is such that the majority of drivers can be away for some time on 
overnight services.  Some vehicles can be parked for days at a time, but other 
vehicles come and go on a daily basis. 
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Residents will already be aware of the lawful commercial operation at the depot, 
the impacts of which have been considered and deemed acceptable through 
previous planning applications.  I do not consider that the provision of a parking 
area to the rear of these properties, some of which have garden depths of 
between 15 and 20 metres will be detrimental to the amenity of the neighbouring 
occupiers.  Given the frequency of vehicle movements it could be comparable to 
having a residential parking court – a strategy that the Council promotes through 
new housing layout design.  A condition can be imposed to any consent to 
ensure that the parking area is not used for the parking, storage or maintenance 
of buses, coaches or other vehicles associated with the operation of the 
business.  Furthermore, I would seek to control the amount and position of any 
car park lighting in the interests of protecting the neighbouring occupiers from 
such disturbance.     
 
Highways:  Highways raise no concerns regarding the provision of the car park 
on the grounds of traffic generation.  There is an argument that the provision of 
the car park will provide for the safer management of vehicles on the site and 
prevent on street parking congestion in the locality. 
 
Reference has been made to the designation of the former railway land as an 
aspirational walking and cycling route promoted by policy T10 of the Wrexham 
UDP.  To date, none of these routes designated across the County Borough 
have come to fruition.  I understand that the route is identified as an Active 
Travel route in the draft LDP.  Whilst the application site forms part of that 
designated route, it is linked to the existing operational depot yard, also part of 
that route and forming a blockage to it.  As long as the site continues to 
commercially operate there will be no chance of any walking or cycling route 
being implemented in the curtilage of the site and would need to deviate by the 
immediate neighbouring land.  This could be the same for the area subject to 
this application.  I therefore do not consider that there are sufficient grounds to 
refuse planning permission on these grounds.   
 
Conclusion:  I am satisfied that the proposed development is acceptable in this 
location.  Whilst strictly inappropriate development by definition I do not consider 
that the reasons for the including the land within the green barrier will be 
undermined.  Subject to planning conditions any impact upon the neighbouring 
residents can be managed.  I recommend accordingly. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. No part of the site hereby granted planning permission shall be used for 
the parking of mini buses, buses, coaches or any other maintenance vehicles 
associated with the use of the site as a coach operation and parking depot. 
2. The site hereby granted planning permission shall not be lit in any way 
unless details of the number, position, and intensity of any lighting has been 
submitted to and approved in writing by the Local Planning Authority.  All lighting  
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shall be erected and maintained in accordance with the detail as may be 
approved. 
 
REASON(S) 
 
1. In the interests of the visual amenity of the area and to prevent 
disturbance of neighbouring residential occupiers. 
2. In the interests of the visual amenity of the area and to prevent 
disturbance of neighbouring residential occupiers. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0131 
 
 
COMMUNITY: 
Offa 
 
 
WARD: 
Offa 

LOCATION: 
137 RUABON ROAD WREXHAM LL13 
7RB  
 
DESCRIPTION: 
CONVERSION OF DWELLING TO 
HOUSE IN MULTIPLE OCCUPATION 
(HMO) 5 NO. ROOMS WITH 
COMMUNAL FACILITIES 
 
APPLICANT(S) NAME: 
MR ALAN MILLWARD  
 

DATE RECEIVED:  
16/02/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
MR KEVIN SHONE 
 

______________________________________________________________ 
 
SITE 
 

 
 
PROPOSAL 
 
As above.  The applicant’s agent has confirmed that the property would be 
occupied by 1 tenant per room. 
 
 
 

Existing HMOs 

Proposed HMO 

Parking area 
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PLANNING POLICY 
 
Within settlement limit.  Policies GDP1, H4 and T8 apply. 
 
CONSULTATIONS 
 
Community Council:  Strongly object. There is already a huge over-

concentration of HMO properties in the area and this 
application does not comply with the 
recommendations in the new guidance note on 
provision of HMOs and the developing Local 
Development Plan. 

Local Member: Objects to the application on the grounds that it does 
not comply with Policy H4 and the requirements of 
the new Planning Guidance Note.   Of the properties 
from 117 to 139 Ruabon Road, all but three are 
multiple occupancies, therefore at 75%, the 
percentage figure is considerably higher than the 
accepted trigger level of 10%.  Also, there would not 
be a gap of two dwellings not in use as HMOs 
between the non HMOs between the application site 
and other HMOs as required by Figure 5 in the 
guidance note.  Approval of the application would 
result in Number 135 having an HMO use to each 
side of it.  Number 139 would also have the new 
HMO use next door. 

Highways: The existing 3 bedroom dwelling would normally 
require a maximum of 3 parking spaces.  The 
property currently has 2 parking spaces.  The 
proposed HMO would require a maximum of 2.5 
spaces.  On this based the proposed development is 
unlikely to result in any significant increase in parking 
demand.  I would therefore have no objections.   

Public Protection: Recommend measures to limit impacts of 
construction/alteration works. 

Cadw: The house which is the subject of this application is 
located some 15m south of the Registered Wrexham 
Cemetery Historic Park and Garden and faces 
towards it. However the only external changes will be 
the replacement of the front door and the windows in 
UPVC. In our opinion these changes will not have 
any impact on the setting of the Registered Historic 
Park and Garden CM67 Wrexham Cemetery. 

Site Notice: Expired 16.3.18 
Neighbours: The owners/occupiers of 8 neighbouring properties 

notified 22.2.18 
 2 objections received expressing the following 

concerns: 
- Area is saturated with HMOs; 
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- Previous problems with another property on 

Ruabon Road with noise nuisance; 
- Proposal is driven by greed; 
- Will lead to parking issues; 
- The property comes with a double garage and 

could be converted to 2 flats with on-site parking; 
- There are rooms unrented in a neighbouring 

property so no need for more. 
- Important to retain some of the family community 

spirit in the area. 
- Although the application is for 5 rooms and the 

property is on Ruabon Road the 2 available 
parking spaces are accessed via Court Road. 

1 representation making the following comments: 
- Offa ward already has 11% HMOs Welsh 

government’s ‘HMO Review & Evidence 
Gathering Report’ suggests that where 
concentration of HMOs exceed 10% problems 
may arise; 

- There is a proposition that there must be a gap of 
at least two dwellings between a proposed HMO 
and an existing.  If 137 becomes a HMO this 
would not be the case 

- Reduction in value/selling potential of adjoining 
dwelling; 

- No.137 was on the market for a relatively short 
period.  Was time allowed for purchase for its 
existing Class 3 use; 

- Plans are inaccurate – the ground floors if 135 
and 137 are separated by an alley way which is a 
flying freehold.  Guarantee needed that this will 
be honoured; 

- Would not want any work to take place that would 
jeopardise the guarantees on work carried out to 
the roof of adjoining dwelling; 

- Note four parking spaces are provided which 
reduced parking problems often caused by HMOs 
– but this is dependent upon the type of tenants 
and vehicles they require. 

- the HMO at 133 is excellently managed, causes 
no problems and provides very acceptable 
neighbours.  While deprecating the general rise of 
HMOs in this area and its effect on the community 
the proposed plans for 137 would ensure a well-
managed HMO and, with the provisos made 
above would not therefore be against this 
application. 
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SPECIAL CONSIDERATIONS 
 
Policy: Policy H4 allows for the subdivision of dwellings where:  
 

a) sub-division is possible without major alterations, extensions, or 
additional new buildings which would significantly alter the character of 
the original dwelling; and 

b) proposals accord with Policy GDP1; and 
c) adequate private open space is available; 
d) the proposal would not result in the over-concentration of Houses in 

Multiple Occupation to the detriment of crime levels, the social fabric of 
the area, and the amenity of existing residents. 

 
Dealing with each of the above in turn: 
 
a) Extent of extensions/alterations 
 
No extensions are proposed.   
 
An existing bathroom and WC room are to be converted into a bedroom through 
the removal of an internal partition wall.  The existing window has clear class.  
These internal works do not require planning permission and could be carried 
out irrespective of the permitted use of the dwelling.       
 
Three clear glass windows will also be replaced by obscure glazed ones as they 
are proposed to serve shower rooms.  However these alterations will have no 
material impact upon the appearance of the building or the character of the 
area.   
 
b) Compliance with policy GDP1 
 
I will deal with issues of amenity and parking separately; 
 
c) Private open space 
 
Local Planning Guidance Note 5 does not specify a minimum outdoor space 
requirement for dwellings being converted to Class C4 HMOs, but instead 
advises that it is likely that such properties will already have a curtilage that will 
adequately fulfil the function of an area for external drying cycle parking, bin 
storage and for the amenity of the occupiers of the property.     
 
The property has a rear curtilage of approximately 195 sq.m.  Part of the 
curtilage is occupied by a garage and parking spaces accessed off Court Road.  
The garden area of the property is approximately 110 sq.m.  I am satisfied the 
property has more than sufficient outdoor space to provide for cycle parking, bin 
storage, external drying space and outdoor amenity space for the occupants of 
the property.   
 
 

Page 67



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
 
d) Concentration of HMO properties 
 
Local Planning Guidance Note 5: Houses in Multiple occupation advises that the 
Council will seek to ensure that proposals for new HMOs do not result in the 
number existing residential buildings in use as HMO exceeding 10% within a 
50m radius of the boundaries of the application site.  It goes on to advise that 
where the concentrations exceeds planning permission will not normally be 
granted unless there are relevant material planning considerations to justify 
doing so.   
 
Within 50m of the property there are currently 7 HMOs, equating to 18.9% of the 
dwellings.  This would rise to 8 or 21.6% if the application site were also to 
become a HMO.  In addition in order to avoid concentrations of HMOs 
developing within individual streets, LPG5 advises that there should be a gap of 
2 non-HMO properties in between an existing and proposed HMO.  In this 
particular case there is only 1 dwelling, No.135 Ruabon Road situated in 
between the application site and an existing HMO.      
 
Whilst the proposals do not accord with LPG5, Members are reminded that this 
provides guidance and a starting point for considering relevant planning 
applications.  It is not a ridged standard, therefore failure to comply with parts of 
the guidance do not automatically mean permission should be refused.  Instead 
it is necessary to consider whether failing to comply with LPG5 results in 
demonstrable harm to the area on a case by case basis.         
 
All of the existing HMOs within a 50m radius are located on Ruabon Road to the 
east of the application site, indeed of the 12 residential properties fronting 
Ruabon Road between Meredith Street and Bron Y Dre, 8 or 67% are HMOs.  
All bar one of these existing HMOs lies within 50m of the application site.  This 
would rise to 75% if the application site were to become a HMO. 
 
Whilst the application site is located on a part of Ruabon Road where there is 
already a very high concentration of HMOs, the addition of 1 extra HMO will not 
materially alter the mix of residential properties in the immediate vicinity – HMOs 
being the dominant residential use already.  The fact that the existing HMOs are 
clustered together on this part of Ruabon Road also means that the proposals 
will not significantly alter or create an imbalance in the type of residential 
properties in the wider 50m area surrounding the property – there being no 
existing HMOs on Court Road to the rear or fronting onto Meredith Street. 
 
The cluster of HMOs to the east of the application site appear to be in 
reasonable state of repair with there being no obvious external sign that they are 
occupied by multiple tenants rather than a single household, so I have to reason 
to believe the proposals will adversely impact upon the appearance of the area.    
 
Licensing have advised me that a complaint was received about 121 Ruabon 
Road regarding noise nuisance in April 2016 and refuse accumulation in 2017.  
There was also a complaint regarding anti-social behaviour in respect of no.133 
in November 2016.  The limited number of complaints suggests that the existing  

Page 68



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
 
HMOs are well managed on the whole and that there are no significant issues 
with the use of those properties that could be exacerbated as a result of one 
additional HMO. 
 
Taking account of the above, whilst acknowledging the fact that the proposals 
do not accord with LPG5, in my opinion the existing distribution of HMOs within 
the vicinity of the application means that the proposals do not result in significant 
harm to the character of the area and as such I do not consider there to be valid 
grounds to refuse planning permission in this instance.   
 
Amenity of occupiers of HMO: The property has two ground floor and two first 
floor side facing windows serving habitable rooms that face directly on to the 
adjoining Buckley Memorials site.  The proposed development would have only 
2 windows serving habitable rooms, one ground floor and one first floor – the 
other two windows will serve shower rooms.  I do not consider the level of 
privacy afforded to the occupiers of the HMO to be significantly different to that 
afforded to occupiers of the existing dwelling.    
 
Amenity of neighbours: No extensions are proposed therefore the 
development will not impact upon adjacent occupiers by way of loss of light or 
by being visually overbearing.   
 
The development will result in an existing rear facing window serving a habitable 
room, a bedroom, rather than a non-habitable room, a bathroom, as at present.  
The distance between the window and a conservatory at the rear of no.46 Court 
Road is 17m.  It is 20m to the rear elevation of the dwelling.  Both distances fall 
slightly short of the 22m recommended by LPG21, however as the window in 
question is not currently obscurely glazed, a degree of overlooking already 
occurs despite the fact it serves a bathroom.  Furthermore the conversion of the 
room from a bathroom to a bedroom does not, by itself, require planning 
permission.  Given that no alterations are proposed that changes the distance 
between the two properties as well as their relative position/orientation, I am 
satisfied this alteration will not unduly impact upon the standard of privacy 
afforded to the occupiers of either property.   
 
The parking area to the property is accessed via Court Road.  If one or both 
spaces are used by tenants, the potential traffic movements are unlikely to be 
materially different to those associated with the extant use given that the 
property is a 3 bedroom dwelling that could be occupied by a family with 2 cars.  
The use of the parking area is therefore unlikely to prove unduly disruptive for 
neighbouring occupiers  
 
Parking: The LPG16 maximum for the proposed use is 2.5 spaces compared to 
3 for the existing dwelling.  The property has a driveway capable of 
accommodating 2 vehicles.  The property also benefits from a double garage, 
however in accordance with advice in LPG16 garages are not considered to be 
parking spaces.  The on-site parking provision is therefore half a parking space 
below the maximum.  Members are reminded that Local Planning Guidance 
Note 16 does not impose minimum parking standards.  Indeed the use of  
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minimum standards would be contrary to national planning guidance set out in 
Technical Advice Note 18. 
 
Given the proximity of the site to bus routes and the easy walking distance to 
shops and facilities as well as the fact that the curtilage of the dwelling is 
sufficiently large to provide for cycle storage, I consider it unlikely that the 
development will give rise to significant parking problems in the locality.    
 
Wrexham Cemetery: The property is located on the opposite side of Ruabon 
Road to Wrexham Cemetery, a registered Historic Park and Garden. Cadw have 
advised that the proposals will not have any impact upon the setting of the 
Cemetery and I have no reason to conclude otherwise.    
 
Other matters: I am aware that there is a ground floor alleyway separating 
no.135 and 137.  This isn’t shown on the proposed floor plans, indeed the 
ground floor plan refers to a party wall, which isn’t strictly correct.  However I 
have no reason to doubt that the plans are inaccurate in any other respect.  The 
maintenance of any access or other rights to the passageway is a private 
matter, as is ensuring any maintenance works to the application site do not 
cause damage to the adjoining property.  They are not matters that are material 
planning considerations.   
 
The impact the proposal may have upon the sale value or potential of nearby 
properties is not a material planning consideration.   
 
CONCLUSION 
 
The development accords with policies GDP1, H4 and T8. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered 216-02 Block Plan, 216-04 
Existing Elevations and 216-05 Proposed Plans and as contained within the 
application documentation. 
3. The existing parking area shown on drawing no. 216-02 Block Plan shall 
be permanently retained and kept free of any obstruction, and made available 
solely for the parking of 2 motor vehicles at all times. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
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3. To provide for the parking of vehicles clear of the highway. 
 
NOTE(S) TO APPLICANT 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 0345 
762 6848.  Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0166 
 
 
COMMUNITY: 
Gresford 
 
 
WARD: 
Gresford East & West 

LOCATION: 
THE OLD CARAVAN SITE OLD 
WREXHAM ROAD GRESFORD 
WREXHAM LL12 8AU 
 
DESCRIPTION: 
DEMOLITION OF BUNGALOW,  
ERECTION OF 12 NO. DETACHED 
DWELLINGS AND GARAGES, 
CONSTRUCTION OF ACCESS AND 
ASSOCIATED WORKS 
 
APPLICANT(S) NAME: 
MIKE & MARTIN JONES  
M & M JONES DEVELOPMENTS LTD 
 

DATE RECEIVED:  
02/03/2018 
 
 
CASE OFFICER:  
SEH 
 
 
AGENT NAME: 
CAPS 
MR BOB CARTWRIGHT 
 

______________________________________________________________ 
 
THE SITE 
 
This Brownfield site lies within the settlement limit of Gresford and currently 
comprises a bungalow and now redundant caravan park (25 caravans). 
Allotments lie to the east of the site.  
 

 
 
PROPOSAL 
 
As above     
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RELEVANT HISTORY  
 
P/2010/0255  Residential development (renewal of planning permission  

code no. P/2007/0101).  Outline planning permission. 
   Application Deemed Disposed 26/02/2018 
P/2007/0101  Residential development (renewal of planning permission  

code no. P/2004/0613).  Outline planning permission. 
Granted 02/04/2007. 

P/2004/0613 Outline application for residential development.   
Granted 06/09/2004 

 
DEVELOPMENT PLAN 
 
Inside settlement.  Policies PS1, PS2, PS3, PS4, PS11, GDP1, GDP2, EC4, 
EC6, EC13, T8 and T9 of the Wrexham UDP are relevant.  Local Planning 
Guidance Notes Nos. 10 – Public Open Space, 16 – Parking Standards, 17 – 
Trees and Development, 21 – Space around Dwellings, 27 - Contributions to 
Schools and 32 – Biodiversity and Development are also relevant. 
 
CONSULTATIONS 
 
Community Council: There is no mention made of the pedestrian access.  

All were generally happy that the boundary hedge is 
to be retained. Concern stated that the line of houses 
is a bleak design and different from the original 
proposal. There is a need for extra street lighting, 
and this cost must be met by the Contractor and not 
by the Community Council, and it needs to be LED. 
There is concern that the provision of a pavement 
and certainty of the boundaries must be made which 
seem to be absent. It is to be noted that Japanese 
knotweed exists and this needs to be investigated 
and contained. Likewise, any possible contamination 
on the storage yard which is known to be there must 
be contained. It is to be noted with some concern 
that there was no pre-planning application in regard 
to this site- it was sent to the wrong Council. 
Councillor Atkinson advised of concerns he has with 
regard to speed limits in this area which he has 
raised with WCBC: there must be better signage to 
retain a 30mph limit. There was supposed to be 
lower density than at The Pavilions, but the design 
change does not correspond with this.  The density 
on this site is in the opinion of Councillors, too much. 
The boundary hedge all along the allotments side 
must not be interfered with or removed. With regard 
to the design, the three storeys shown would not be 
in keeping with the rest of the houses in the vicinity 
which are two storeys and it is a rural aspect. In  
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general Councillors wished it to be known that they 
remained supportive of development in this site, as 
long as the concerns raised above were addressed. 

Local Member: I support development of the site but think it's a great 
shame that we cannot have more affordable homes 
here, a sentiment echoed by many of my residents.  I 
have concerns about what appears to be a lack of 
pavement in the plan and I would also request street 
lighting be arranged by the developer, this is 
necessary and will also help with road safety 
concerns with regard to speed limits etc.  I would 
also ask for the retention of the boundary hedge 
between the site and the allotment.  I think the layout 
of the site and line of the houses could be improved 
and I'd ask planners to consider that. 

Highways: No objections subject to conditions (see Special 
Considerations below). 

Public Protection: Recommend conditions regarding construction noise 
and dust etc. 

NRW:    No objections. 
Welsh Water:  Recommend drainage conditions. 
Parks, Countryside and  
Rights of Way Manager: The POS on High Street is well stocked with 

equipment and consists of a Play Area, Skate Park 
and Multi Use Goal End.  Some remedial works are 
required to the site which the Section 106 
contribution could be used for.  This includes 
replacing the pedestrian gate so that it meets with 
the current standard, replace the rotting logs for steel 
benches, install additional safety mats were required, 
extend the tarmac area to the goal end, repaint the 
youth shelter and add additional spring rider. 

Education: Contributions are required for Primary Education only 
in the amount of £28,800.00 

Site Notice:   Expired 04/04/2018  
Press Notice:   Expired 07/04/2018  
Neighbours: 5 online comments received raising the following 

matters: 
• There are not enough 2 bedroom dwellings on the 

site which could easily hold up to 40 starter 
homes; 

• The site should be for affordable housing; 
• The site should house more affordable 4 bedroom 

dwellings; 
• Land contamination and Japanese knotweed 

should be dealt with appropriately; 

Page 74



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
 
• There should be no trespass into the allotment to 

the rear of the site and a 2 metre high boundary 
fence is required; 

• The vehicular access should be improved. 
 

SPECIAL CONSIDERATIONS/ ISSUES 
 
Background:  Outline planning permission for the residential development of 
this Brownfield site has been granted on two previous occasions (see planning 
history above).  This application is now made in full and is for the erection of 12 
no. dwellings and associated alterations to the vehicular access off Old 
Wrexham Road, Gresford.  The application site is within the defined settlement 
limit and residential redevelopment is therefore acceptable in principle subject to 
compliance with UDP Policy GDP1.  The main issues to consider relate to the 
impact of the development upon highway safety, residential amenity and upon 
the character and appearance of the area. 
 
Design and Residential Amenity:  This Brownfield site currently houses a 
number of dilapidated structures associated with its previous use as a caravan 
park.  The regeneration of the site will result in the wholesale removal of these 
structures and the redevelopment will visually enhance the general appearance 
of the area, in accordance with UDP policies GDP1 (a), PS2 and PS3.  The 
application is accompanied by a detailed Design and Access Statement which 
fully outlines the rationale behind the site layout which responds to the site 
constraints and opportunities.   
 
The site is considered large enough to accommodate the 12 no. dwellings 
proposed together with outdoor space of adequate size, in accordance with 
LPGN No.21 ‘Space around Dwellings.  The dwellings are of traditional design 
and materials of construction common to the area and consistent with the 
development currently under construction on the site of Bryn Y Groes Hall, 
opposite.  The dwellings are set in a staggered line following the naturally linear 
form of the site which will create a cohesive street frontage.  The proposed site 
layout demonstrates that it is possible to achieve a functional development that 
sits comfortably in its landscape setting which can be satisfactorily mitigated in 
landscape terms and make a positive contribution to the character and 
appearance of the area.   
 
The dwellings face the highway in order to provide active frontages and to 
ensure that the development does not turn its back on the highway, in the 
interests of protecting the visual amenities of the area.  The scale and design of 
the houses respects the local vernacular and semi-rural character of the locality.  
The houses have been traditionally influenced and the addition of chimneys 
completes the design.  I have included images of the 2 different house types 
below.  I have included below a (section) perspective sketch of the proposed 
street scene on Old Wrexham Road below. 
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Figure 1. Proposed Street Scene (Section) 
 
 
There would be no issues of overlooking or loss of light to the existing nearby 
dwellings.  The site layout has been carefully designed to meet the separation 
distances recommended in LPGN No.21 to ensure that the occupiers of the 
proposed dwellings will enjoy private outdoor spaces and habitable rooms which 
will also have the benefit of a good level of natural daylight in the interests of the 
residential amenities of the future occupiers of the development.  The proposal 
therefore accords with UDP Policies GDP1, H2 and PS2. 
 
Trees and Hedges: The existing hedgerow along the site frontage is in a poor 
condition and contains a high percentage of multi-stemmed mature lapsed ash 
intermingled with over- mature multi-stemmed hawthorn.  There is a high 
percentage of dead material and gaps with well-established ivy growing in 
between.  The Council’s arboricultural officer and ecologist have agreed that the 
best course of action is to remove and grub out the hedge.  A replacement 
hedge will then be planted, set back from the roadside which will be of native 
hedgerow mix and individual trees of small stature.  The introduction of this 
native hedgerow will significantly improve the appearance of the locality and 
help maintain the semi-rural appearance of the site, easing the integration of the 
new development into its surroundings. 
 
The submitted arboricultural report identifies the oak tree (T1) on site as a 
material constraint to the development and allocates the tree with a category ‘B’ 
rating in accordance with the BS56837 guidelines. The Council’s arboricultural 
officer concur with the BS rating for the tree however following further 
assessment of the tree adds that the tree, due to the features and 
characteristics evident, should be classified with Veteran status.  This tree 
should therefore be retained and afforded the maximum level of protection from 
development through appropriate sympathetic design.  This tree has thus been 
omitted from any residential curtilage and the development is sufficient distance 
away to avoid any potential conflict. 
 
The future well-being and benefits of the tree will be protected though an 
appropriate management plan, and there are no arboricultural objections to the 
development subject to the appropriate planning conditions securing tree 
protection together with the submission of a detailed planting scheme (including 
the new hedgerow), for further approval. 
 
Ecology:   Prior to commencement of development, an invasive non-native 
species protocol shall be submitted which details containment, control and 
removal of any Japanese knotweed on site.   An ecological Clerk of Works must 
also be appointed to oversee works on site.  This will be secured by way of 
planning condition. 
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There are no concerns in relation to the presence of Great Crested Newts 
provided that the mitigation outlined within the submitted Habitat Appraisal 
Survey is implemented in full.  This will also be secured by planning condition.  A 
lighting design strategy for biodiversity is also required which will identify those 
areas and features on site that are particularly sensitive for wildlife and that are 
likely to cause disturbance in or around their foraging or commuting routes. 
 
Highways:  The proposed development site is located on Old Wrexham Road 
which is a narrow classified road subject to a 30mph speed limit.  Although the 
carriageway is narrow, the estimated traffic generation associated with the 
proposed 12 dwellings will not exceed that generated by the 25 residential 
caravans associated with the previous use of the site.  The development will not 
therefore increase the intensity of use of the highway above the previous use 
and any detriment to highway safety will not increase to an unacceptable level. 
 
As it is proposed to remove the existing hedgerow and re-plant it further in to the 
site, improved visibility can be achieved at the vehicular access point.  The 
proposed alterations will significantly improve the existing access arrangement 
to the benefit of the safety of all uses of the highway.  On-site parking is in 
accordance with LPGN .16 (4 spaces per dwelling).   
 
A footway is proposed which will lead out of the site in the direction of the 
Village which will be in the interests of promoting safe pedestrian access to the 
local amenities.  It is not considered necessary to provide a footway along the 
site frontage in the opposite direction as there are very few facilities in that 
direction.  It will though be possible to walk through the site on the shared 
surface and exit back onto Old Wrexham Road using the pedestrian link at the 
top of the development site (see site layout below) 
 

 
Figure 2.  Site Layout 
 
The proposed site layout, access and estate road are in acceptable in principle, 
with the some minor elements requiring adjustment to ensure adequate 
manoeuvrability for vehicles within the site.  This will be dealt with by planning 
condition securing the submission of construction details for the estate road etc.  
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for further approval should planning permission be granted.  A lighting scheme 
will also be required by condition.  On-site parking is in accordance with LPGN 
.16 (4 spaces per dwelling) the implementation and retention of which will be 
secured by planning condition. 
 
Drainage:  There are no objections to the scheme from either Welsh Water or 
Natural Resources Wales (NRW). A comprehensive drainage scheme will be 
required by planning condition.   
 
Other Matters:  A number of representations have been made suggesting that 
the site should be development for affordance housing. The threshold for 
affordable housing has not been reached (25 dwellings) and there is thus no 
requirement for the developer to provide any affordable units within the site. 
 
Conclusion:  The proposed dwellings are acceptable in terms of scale and 
design, and adequate onsite parking has been provided together with safe and 
satisfactory vehicular and pedestrian access.  The residential development of 
the site would not be detrimental to local residential or visual amenity and I 
recommend accordingly. 
 
RECOMMENDATION A 
 
That the Council enters into an obligation under Section 106 of the Town and 
Country Planning Act 1990 requiring:- 
 
• Management Company for the future maintenance by the applicant of all 

communal areas including the driveways, parking areas, hard and soft 
landscaped areas, trees and planted features’ 

• Payment of a commuted sum of £12,000 for the augmentation and 
improvement of existing off-site local equipped play facilities at High Street, 
Gresford; 

• Payment of contributions to primary education facilities in the amount of 
£28,800. 

 
The final form and amount shall be determined by the Head of Environment and 
Planning. 
 
RECOMMENDATION B 
 
That if the Obligation pursuant to Section 106 of the Town and Country Planning 
Act 1990, as detailed above, is not completed within six months of the date of 
the Committee resolution, the Head of Environment and Planning is given 
delegated authority to REFUSE planning permission for the following reasons:- 
 
• Lack of appropriate maintenance by the applicant of all communal areas 

including the parking areas, hard and soft landscaped areas and planted 
features,  

• Lack of adequate provision of local equipped area of play. 
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• Lack of contribution to offset the impact of the development upon primary 

school provision. 
 
That the Head of Environment and Planning is given delegated authority to 
determine the final form and content of reasons for refusal. 
 
RECOMMENDATION C 
 
Subject to the completion of the S106 obligation, planning permission be 
GRANTED subject to the following conditions:- 
 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered PA FV1, PA FV2, HD D/2, 
HTD/1, GRA 12B,  
GRA 8, GRA 5A, GRA 2B, G7 Rev B G6, PL 1 Rev H and as contained within 
the application documentation. 
3. Prior to their use on the development samples of all external facing and 
roofing materials shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall only be carried out in strict 
accordance with such details as are approved. 
4. Within three months of commencement of development, full details of a 
hard and soft landscaping scheme together with a five year Maintenance Plan 
and timescales for implementation of works shall be submitted to and approved 
in writing by the Local Planning Authority. 
5. The landscaping scheme submitted and approved in connection with 
condition no. 4 shall be fully implemented in all respects within the agreed 
timescale and in strict accordance with the approved scheme. 
6. The landscaping scheme as carried out in connection with condition no. 5 
shall be permanently retained.  Any planting becoming severely damaged or 
seriously diseased, or is in poor physiological condition and/or are removed 
without the written permission of the Local Planning Authority shall be replaced 
with trees or shrubs of similar size and species to those originally required to be 
planted and within a timescale all to be submitted to and approved in writing by 
the Local Planning Authority.  
7. All works in relation to the implementation of this permission, including 
deliveries to and / or leaving the site, shall be undertaken only between the 
hours of 7.30 and 18.00 Monday to Friday, and 08.00 to 14.00 on a Saturday, 
and at no time on a Sunday or a Bank Holiday unless the prior written approval 
of the Local Planning Authority has been obtained. 
8. No land drainage run-off or surface water shall be permitted to discharge 
or connect to the public sewerage system, either directly or indirectly, and foul 
and surface water shall be drained separately from the site. 
9. No part of the development shall commence until a scheme for the 
comprehensive and integrated drainage of the site indicating provision for foul 
water, surface water and land drainage has been submitted to and approved in  
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writing by the Local Planning Authority.  Prior to the submission of those details, 
an assessment shall be carried out into the potential for disposing of surface 
water by means of Sustainable urban Drainage Systems (SuDS) in accordance 
with the principles of sustainable drainage systems set out in Technical Advice 
Note 15: Development and Flood Risk, and the results of the assessment shall 
be submitted in writing to the Local Planning Authority.  Where a SuDS scheme 
is to be implemented, the submitted details shall: 
i) Provide information about the design storm period and intensity, the method 
employed to delay and control the surface water discharged from the site and 
the measures taken to prevent pollution of receiving ground water and/or 
surface waters; 
 
ii) Specify the responsibilities of each party for the implementation of the SuDS 
scheme, together with a timetable for that implementation; and, 
iii) Provide a timescale for implementation, management and maintenance plan 
for the lifetime of the development which shall include the arrangements for 
adoption by any public authority or statutory undertaker and any other 
arrangements to secure the operation of the scheme throughout its lifetime. 
10. No part of the development shall be occupied until the sustainable 
drainage scheme for the site has been completed in accordance with condition 
no. 9. The sustainable drainage scheme shall be managed and maintained 
thereafter in strict accordance with the agreed management and maintenance 
plan. 
11. Only foul water from the development site shall be allowed discharge to 
the public sewerage system and this discharge shall be made at manhole 
reference number SJ34549401 as indicated on the extract of the Sewerage 
Network Plan attached to this decision notice. 
12. No part of the development shall commence until an appropriate Dust 
Management Scheme has been submitted to and approved in writing by the 
Local Planning Authority.  The dust mitigation measures as are approved shall 
be fully implemented for the entire duration of the construction phase.  
13. No part of the development shall commence until an invasive non-native 
species protocol has been submitted to, and approved by, the Local Planning 
Authority.  The protocol shall detail the proposed measures of containment, 
control and removal of Japanese knotweed on site.  These measures as are 
approved shall be fully implemented on site. 
14. No part of the development shall commence until details of the role and 
responsibilities of, and operations to be overseen by, an appropriately 
competent person (e.g. an ecological clerk of works) have been submitted to 
and approved in writing by the Local Planning Authority.  The appointed 
competent person shall undertake all roles and responsibilities, and oversee all 
operations, in strict accordance with these details as are approved. 
15. No part of the development shall commence until the site has been 
inspected by a competent ecologist for signs of occupation by badgers.  The 
results of this survey should be submitted to and approved in writing by the 
Local Planning Authority.  The development shall commence within once month 
of the approval of these survey results. 
16. The existing bungalow shall be removed from site within 12 months of the 
date of this permission. 

Page 80



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
 
17. The great crested newt mitigation measures detailed within the Habitat 
Appraisal Survey Report - September 2017, approved as part of this application, 
shall be fully implemented on site. 
18. Prior to occupation of any part of the development, the bat mitigation 
measures as detailed on page 33 of the Bat Survey Report - September 2017, 
approved as part of this application, shall be implemented in all respects. 
19. Prior to first use of the development, an external lighting scheme shall be 
submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall: 
a) identify those areas and features on site that are particularly sensitive for 
wildlife and that are likely to cause disturbance in or around their foraging or 
commuting routes; and 
b) indicate where external lighting will be installed and the type of lighting to be 
used. 
The scheme as is approved shall be fully implemented in strict accordance with 
the details as are approved and no other external lighting shall be installed on 
any part of the site. 
20. Prior to first use of the development the site shall be laid out in strict 
accordance with layout plan(s) No. PL1 Rev K. 
21. Prior to first use of the development hereby approved the vehicular 
access shall provide visibility splays of 2.4 metres x 56 metres to the North 
measured to the nearside edge of the adjoining highway, and 2.4 metres x 56 
metres to the South measured to the centreline of the adjoining highway. Within 
these splays there shall be no obstruction in excess of 1 metre in height above 
the level of the adjoining highway.  The splays shall thereafter be permanently 
retained clear of any such obstruction to visibility. 
22. No part of the development shall commence until a scheme detailing the 
construction of the following has been submitted to and approved in writing by 
the Local Planning Authority:   
1) Detailed layout, design, drainage and construction of the proposed new 
estate road including footways. 
The scheme as is approved shall be fully implemented prior to first use of the 
development.  
23. No part of the development shall commence until a Construction Traffic 
Management Plan including provisions for contractor parking has been 
submitted to and approved in writing by the Local Planning Authority and the 
Plan as is approved has been fully implemented. 
24. The development shall be carried out in strict accordance with the 
following plans and report(s) submitted and approved as part of this application: 
1) Arboricultural Method Statement ref no. 17/AIA/WXM/204 (Rev D) 
No development or other operations shall take place except in strict accordance 
with the reports as approved. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
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3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
5. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
6. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
7. To protect the amenities of the occupiers of nearby properties. 
8. To protect the integrity of the public sewerage system and prevent 
hydraulic overloading of the public sewerage system.  To protect the health and 
safety of existing residents and to ensure no detriment to the environment. 
9. To ensure satisfactory drainage of the site and to avoid flooding. 
10. To ensure satisfactory drainage of the site and to avoid flooding. 
11. To prevent hydraulic overloading of the public sewerage system, to 
protect the health and safety of existing residents and ensure no pollution of or 
detriment to the environment. 
12. To protect the amenities of the occupiers of nearby properties. 
13. To prevent the spread of non-native species. 
14. To protect named species / habitats / biodiversity which would otherwise 
be damaged / lost by the development hereby permitted. 
15. To protect named species / habitats / biodiversity which would otherwise 
be damaged / lost by the development hereby permitted. 
16. To protect named species / habitats / biodiversity which would otherwise 
be damaged / lost by the development hereby permitted. 
17. To protect named species / habitats / biodiversity which would otherwise 
be damaged / lost by the development hereby permitted. 
18. To protect named species / habitats / biodiversity which would otherwise 
be damaged / lost by the development hereby permitted. 
19. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area, and 
To protect named species / habitats / biodiversity which would otherwise be 
damaged / lost by the development hereby permitted. 
20. In the interests of highway safety. 
21. To ensure that adequate visibility is provided at the proposed point of 
access to the highway. 
22. In the interests of highway safety. 
23. In the interests of highway safety. 
24. To protect trees which are of significant amenity value to the area. 
 
NOTE(S) TO APPLICANT 
 
The applicant is advised that compliance with condition no. 7 does not provide 
an exemption from the statutory noise nuisance provisions of the Environmental 
Protection Act 1990. Any complaints received relating to noise from the 
development during the permitted hours may still be investigated using the 
Council's Standardised Procedure for Dealing with Noise Nuisance Complaints 
and legal action may be taken where appropriate. 
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Applicants are advised that compliance with condition no. 12 does not provide 
an exemption from the statutory nuisance provisions of the Environmental 
Protection Act 1990.  Under the Act dust from any type of activity can be judged 
to be causing a statutory nuisance to neighbouring properties.  A legal notice 
can be served requiring that the dust nuisance is abated and failure to comply 
with the requirements of the notice can result in prosecution.  The applicant 
should contact the Council's Housing and Public Protection Department on 
01978 315300 for further advice and information. 
 
The applicant is advised that the Council has the option to control construction 
noise by serving a Control of Pollution Act 1974, Section 60, Notice where 
deemed necessary, and failure to comply with such a Notice can result in 
prosecution.  For further information and advice regarding construction noise  
 
please contact the Council's Housing and Public Protection Department on 
01978 315300. 
 
Burning of waste generated from construction activities is not considered to be 
an appropriate method of disposal and action may be taken as follows: 
 
-  Under the Environmental Protection Act 1990 anyone found   disposing of 
construction site waste by burning is likely to be in breach of their duty of care 
with regard to waste disposal; 
- Under the same Act an abatement notice may be served where smoke is 
judged to be causing a nuisance to neighbouring properties. Failure to comply 
with the requirements of the notice can result in prosecution;  
- Under the Clean Air Act 1993 it is an offence for a commercial activity to burn 
anything that gives rise to dark smoke. 
 
To prevent offences under the above named Acts there should be no bonfires 
on the site, to include the prohibition of the burning of cleared vegetation. The 
applicant should contact the Council's Environment and Planning Department on 
01978 315300 for further advice and information. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0235 
 
 
COMMUNITY: 
Rossett 
 
 
WARD: 
Rossett 

LOCATION: 
BURTON GREEN COTTAGE 
BURTON GREEN ROSSETT 
WREXHAM  
LL12 0AW  
 
DESCRIPTION: 
CHANGE OF USE OF 
AGRICULTURAL LAND TO 
RESIDENTIAL CURTILAGE AND 
ERECTION OF TIMBER FRAME 
DOMESTIC GARAGE 
 
APPLICANT(S) NAME: 
MR NOEL CANNON  
 

DATE RECEIVED:  
23/03/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
HDS ARCHITECTURAL 
SERVICES 
MR CARL HUGHES 
 

______________________________________________________________ 
P/2018/0235 
THE SITE 
 

 
 
PROPOSAL 
 
To incorporate additional land to the domestic curtilage and the erection of an 
outbuilding.  The land is already being used as domestic curtilage and the  

Application site and 
approximate position of 

outbuilding 
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building has already been erected, although it is not currently in its final form 
(see below).  The proposals are therefore partly in retrospect.     
 
HISTORY 
 
P/2017/0558 Change of use of agricultural land to residential curtilage 

and erection of timber frame domestic garage (Partly in 
Retrospect).  Refused 22.8.2017. 

 
DEVELOPMENT PLAN 
 
Outside of settlement and within Green Barrier and Special Landscape Area.  
Policies GDP1, EC1 and EC5 apply.   
 
CONSULTATIONS 
 
Community Council:  No objections. 
    Consulted about amended plans 24.4.18.  No 
objections.   
Local Member: Notified 3.4.18.  Notified about amended plans 

24.4.18 
Highways:   Consulted 3.4.18 
NRW:    No objection. 
Site Notice:   Expired 27.4.18 
Neighbours: The owners/occupiers of  nearby 3 properties notified 

11.4.18.  Notified about amended plans 24.4.18 
 3 representations received expressing the following 

concerns: 
- Owners have indicated and intention to construct 

a workshop for their business; 
- The building is intended to be used for 

commercial purposes; 
- Noise from manufacturing equipment; 
- Burning of wood on site; 
- Conditions should be applied to require the 

building to be primarily for domestic purposes and 
any commercial activity is minor, and any 
commercial activities limited to normal working 
hours; 

- The building is still large for a domestic 
garage/bigger than a double garage. 

- Activity outside the building suggests a business 
is being run.  Neither car nor van owned by the 
occupant has been parked in side. 

 
SPECIAL CONSIDERATIONS 
 
Background: The applicant previously applied for planning permission for the 
curtilage extension as well as to retain a large and substantially complete  
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outbuilding on the land.  The building is a sizeable structure – 11.975 x 7.1m 
(internally), giving it a footprint around twice that of the existing dwelling.    
 
Details submitted with the previous application indicated the intended uses as 
being for residential storage and garaging, to store vehicles as well as to store 
various household goods and DIY material whilst the existing building is being 
refurbished.  Despite this, due to the size of the building I was not sufficiently 
convinced that the intended use was likely to be incidental to the occupation of 
the dwelling house or that the size.  Neighbours had also expressed concerns 
about commercial activities at the site.  Planning permission was refused for the 
building on the basis that its size being harmful to the Special Landscape Area 
and openness of the Green Barrier.  
 
This application seeks permission for the outbuilding in an amended form.  As 
initially submitted, the applicant proposed to reduce the overall length of the 
building from 11.975 to 5.535m.  However amended plans have subsequently 
been submitted proposing a lesser reduction to 7.976.  I understand the plans 
initially received with this application were in fact submitted in error.  The current 
proposals would reduce overall size of the extant structure by a third.   
 
Curtilage extension: LPG13 advises that where a dwelling already benefits 
from a substantial curtilage an extension will not normally be granted.  
Permission is more likely to be granted where a property has a small curtilage or 
where improvements to parking, access or the provision of essential services 
such as the siting of domestic fuel tanks is required. 
 
The lawful curtilage of the dwelling is approximately 550 sq.m in area and is well 
screened from the road and from nearby properties.  It could not be described 
as restricted and it is large enough to provide an adequate garden and parking 
area.   
 
The proposed development would result in a substantial enlargement of the 
domestic curtilage of the dwelling.  However the enlarged curtilage is enclosed 
by mature hedgerows containing substantial trees.  In that regard it extends up 
to logical and well defined boundaries.  The use of the land as a garden would 
not, in itself, have a harmful impact upon the countryside, particularly if permitted 
development rights are withdrawn to allow control over future boundary 
treatment, hard surfacing and erection of outbuildings.    
 
Outbuilding: As noted above, the applicant is now seeking permission for a 
much reduced building.  The footprint will be comparable to that of the dwelling.  
To achieve the plans now submitted, the applicant will need to partially demolish 
the extant structure.   
 
LPG13 advises that garages for dwellings in the countryside must be 
proportional to the needs of the dwelling and there will rarely be circumstances 
where accommodation for more than two cars per dwelling can be justified. 
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The building as proposed is larger than a double garage (which are typically in 
the region of 6m deep by 6.5m wide), but in my opinion not excessively so.  The 
overall height of 4.5m is also not excessive for a domestic outbuilding.   Whilst 
its footprint will be slightly larger than that of the dwelling (40 sq.m based on the 
submitted plans), in terms of is overall size I am satisfied that the garage will be 
subsidiary in the scale to the dwelling once the area of first floor and height of  
the latter are taken into account. 
 
The building is set back behind the existing dwelling and in its amended form 
will be nearly 30m from the highway boundary.  Due to this as well as existing 
screening along the site boundaries, the building will not be not unduly 
prominent from near or distant viewpoints and as such I am satisfied it will not 
harm the Special Landscape Area or significantly impact upon the openness of 
the Green Barrier.  Conditions will be imposed to limit the use of the building and 
garden extension to purposes incidental to that of Burton Green Cottage.  
Furthermore I consider it appropriate to withdraw permitted development rights 
for the erection of further outbuildings on the land and to prevent the erection of 
boundary walls or fences.  These measures would allow the Council to control 
further development in the interests of preventing harm to the rural character of 
the area.       
 
The outbuilding (as reduced in size) will be around 30m from the nearest 
dwelling therefore I have no concerns that it will adversely impact upon 
residential amenity by way of loss of light or by being visually overbearing.   
 
The description of development confirms the intended use as a domestic 
outbuilding.  Neighbours are concerned that the applicant intends to use the 
building for commercial purposes.  Whilst the size of the building as built did 
given me concerns about its intended use, I am less concerned about the 
amended proposals.  I do not consider the size of the outbuilding to necessarily 
be excessive given the size of the curtilage of the property.  Indeed it is 
reasonable to conclude that this will present additional maintenance and 
associated storage requirements than a smaller domestic garden.  
 
The current planning application must be considered on its own merits and in 
the manner it has been presented – i.e. for a domestic outbuilding.  Planning 
permission cannot be withheld because the applicant might use it for another 
purpose in future.   
 
I note that neighbours are concerned regarding noise and burning of waste at 
the site but I do not have any evidence to definitively demonstrate that these are 
associated with business activities.  Should evidence come to light that there are 
business activities being carried out at the site then this will be matter that will 
need to be pursued separately via planning enforcement action.  Should the 
applicant submit a planning application for business use in future, this will be 
considered on its own merits.  In addition to planning controls, if there are 
activities being carried out at the site that are generating noise or other pollution, 
regardless of whether they are associated with a business use or not, then  
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neighbours should report them to Public Protection for them to investigate if a 
statutory nuisance is occurring. 
 
CONCLUSION 
 
The development accords with the relevant policies of the UDP. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered BG/PD/01a, BG/PD/02 
and BG/PD/02a and as contained within the application documentation. 
2. Within three months of the date of this planning permission the building 
shall be reduced to the size shown on drawing BG/PD/02, with the section of the 
building hatched red and annotated 'Area of building to be demolished hatched 
red' on drawings no. BG/PD/01a and BG/PD/02 being demolished and all 
resulting waste materials permanently removed from the land subject to this 
planning permission. 
3. The land and outbuilding subject to this planning permission shall not be 
occupied at any time other than for purposes ancillary to the residential use of 
the dwelling known as Burton Green Cottage as shown edged blue on drawing 
no. BG/PD01a. 
4. Notwithstanding the provisions of Classes E and F of Part 1 of Schedule 
2 to of the Town and Country Planning (General Permitted Development) Order 
1995 (as amended) (or any equivalent provision in any order revoking, re-
enacting that Order with or without modification) no development permitted by 
those classes shall take place on the land subject to this planning permission. 
5. Notwithstanding the provisions of Class A of Part 2 of Schedule 2 to of 
the Town and Country Planning (General Permitted Development) Order 1995 
(or any equivalent provision in any order revoking, re-enacting that Order with or 
without modification) no development permitted by that class shall take place on 
the land subject to this planning permission. 
 
REASON(S) 
 
1. To define the scope of the planning permission 
2. To ensure the building is subsidiary in scale to the existing dwelling in the 
interests of protecting the rural character of the site and surrounding area. 
3. To ensure the land and building are not used for purposes prejudicial to 
the rural character of the area or to the standard of amenity afforded to the 
occupiers of nearby properties. 
4. In the interests of managing development that may be prejudicial to the 
rural character of the site and its surroundings. 
5. In the interests of managing development that may be prejudicial to the 
rural character of the site and its surroundings. 
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NOTE(S) TO APPLICANT 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 0345 
762 6848.  Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0250 
 
 
COMMUNITY: 
Coedpoeth 
 
 
WARD: 
Coedpoeth 

LOCATION: 
LAND EAST OF CASTLE ROAD 
COEDPOETH WREXHAM  
LL11 3NU  
 
DESCRIPTION: 
SITING OF SHIPPING CONTAINER 
(ON A TEMPORARY BASIS) FOR 
MEETING SPACE FOR YOUTH 
SERVICES 
 
APPLICANT(S) NAME: 
COEDPOETH COMMUNITY 
COUNCIL 

DATE RECEIVED:  
29/03/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MISS HELEN BELTON 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the siting of a shipping container to be used 
as storage and meeting space for a community play development service.  The 
container would be positioned on an area of hardstanding which forms a turning 
head and is adjacent to a large area of public open space. 
 

Position of container 
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HISTORY 
 
P/2016/0932 Siting of temporary container (temporary basis) for storage 

and for meeting space for youth service.   
Granted 23.11.2016 

 
PLANNING POLICY 
 
The site is located within the Coedpoeth settlement limit as defined by the 
Wrexham Unitary Development Plan.  Policies PS2, GDP1 and T8 are relevant.  
Guidance is also contained in Local Planning Guidance Note 16 – Parking 
Standards. 
 
CONSULTATIONS 
 
Community Council: Notified 05.04.2018 
Local Member: Cllr M. Dixon - No concerns at this stage. 

Cllr K. Childs - Notified 05.04.2018   
Site notice:    Expired 16.05.2018 
Public Protection:   No comments. 
Highways:    No observations. 
Neighbouring occupiers:  17 neighbouring occupiers notified.  One 

representation received raising the following 
points: 
• The facility will attract antisocial behaviour; 
• There are concerns about when the site 

will be staffed in order to prevent general 
disturbance and vandalism. 

   
SPECIAL CONSIDERATIONS: 
 
Background:  This proposal is for the siting of a second container which is 
sought for a similar temporary basis to enable meeting space for youth service 
team members in the area.  Planning permission was granted in 2016 for a 
similar structure on a temporary basis until the end of December 2021.  
 
The area in question is located at the head of an access road which runs 
between dwellings on Heol Bathafarn and the large expanse of public open 
space.  At the moment there are a number of shipping containers in situ on the 
application site which, at first glance, makes the site look untidy.  As well as the 
container granted planning permission in 2016 there are 2 containers which 
have been sited on a temporary basis and are used for contractor’s equipment 
storage in relation to housing renewal works in the area.  These containers 
benefit from permitted development rights and will be removed as and when 
those works are completed.  
 
Amenity:  As with the scheme which was considered in 2016, I acknowledge 
that the visual impact of the container is not ideal.  Shipping containers used as 
buildings can have a stark utilitarian appearance.  However, in this instance, I  
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am aware that the structures are urgently required for a community facility and 
the applicant does acknowledge that the current structure and the one subject to 
this proposal will be for a temporary period – until such time that a more 
permanent solution can be found.  As such, I consider that the impact of the 
structures is acceptable but a condition will be required to seek its removal in 
the future.   
 
Highways:  Highways have raised no objection to the proposal.  There are no 
issues of public safety.  Any traffic generated by the proposal will be safely 
accommodated along the access track to the development. 
  
Other matters:  I appreciate that such structures can invite antisocial behaviour 
such as vandalism.  Whilst this may be the case, this could happen to any 
structure whether it is a building, enclosure or cabinet.  I consider that the 
openness of the site will allow for a degree of natural surveillance which is likely 
to discourage behaviour.  I am also mindful that the containers will be managed 
by a public body with an incentive to ensure that the structures are kept in a safe 
and usable condition. 
 
Conclusion:  I am satisfied that the proposed temporary siting of the shipping 
container will be acceptable in the interests of amenity and public safety.  I 
recommend accordingly.   
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The use of the building shall cease and be abandoned before 30 June 
2023.  The building together with any hard standing, base or slab upon which it 
stands shall be completely removed and the land restored to its previous 
condition not later than one month after that date. 
3. The shipping container hereby approved shall only be coloured and 
recoloured dark green. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. Having regard to its design and materials of construction, planning 
permission would not normally be granted in respect of temporary buildings in 
this location.  Permission has been granted in this instance solely to allow the 
applicant adequate time to seek permanent, satisfactory accommodation. 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
 
______________________________________________________________

Page 92



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
 

APPLICATION NO: 
P/2018 /0255 
 
 
COMMUNITY: 
Chirk 
 
 
WARD: 
Chirk South 

LOCATION: 
4 THE PARKLANDS SHEPHERDS 
LANE CHIRK WREXHAM  
LL14 5PN  
 
DESCRIPTION: 
ERECTION OF FENCE 
 
APPLICANT(S) NAME: 
MR MARTIN WRIGHT  
 

DATE RECEIVED:  
28/03/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MR MARTIN WRIGHT 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the erection of a fence within the curtilage of 
the existing dwelling.  The proposed fence would consist of concrete posts and 
timber panels and would be erected to a height of approximately 1.8 metres.  
The location of the fence is roughly parallel with the side elevation of the 
dwelling, leaving a buffer between the fence and the carriageway edge.  The 
fence meets the boundary with the neighbouring dwelling to the north and then 
turns in a westerly direction.   
 
The applicant is a relative of the Ward Member for Chirk South. 
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HISTORY 
 
CB02827 Residential development and construction of new vehicular 

access.  Refused and allowed on appeal. 
P/2001/0619 Approval of Reserved Matters – Erection of 10 no. houses and 

construction of new vehicular and pedestrian access.   
Granted 29.10.2002 

P/2006/1066 Porch extension and erection of timber shed.  Granted 25.10.2006 
P/2017/0982 Erection of fence (in retrospect).  Withdrawn 
 
PLANNING POLICY 
 
The site is located inside the Chirk settlement limit.  Policies PS2 and GDP1 are 
relevant. 
 
CONSULTATIONS 
 
Community Council: Consulted 05.04.2018 
Local Member: Notified 05.04.2018 
Site notice:    Expired 12.05.2018 
Neighbouring occupiers:  5 neighbouring occupiers notified.  One 

representation received raising the following 
points: 

• The Council’s previous Planning Committee 
report stated that the application should be 
refused on the grounds of length, height, 
proximity to the pavement and the harmful 
impact upon the street scene and appearance 
of the immediate locality.  Although the fence 
is set further back, it only deals with one of the 
five points raised; 

• The proposed fence is not parallel with the 
dwelling; 

• The Parklands is still an open plan estate as 
per the deeds and initial planning permission.  
This proposal does not accord with the 
requirements of the original planning 
permission; 

• The fence will still be seen from the front of 
neighbouring properties and will reduce the 
amount of light to those neighbouring 
properties; and 

• The proposed fence is a danger to highway 
users due to the its size and position and 
would represent a danger to children playing 
in the street. 
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SPECIAL CONSIDERATIONS 
 
Background:  The Parklands is a small development granted planning 
permission in 2001.  A condition of the planning permission was that no further 
means of enclosures should be erected without the prior written consent of the 
local planning authority, effectively removing permitted development rights for 
the erection of fences.  This condition was imposed to control the suitability of 
newly proposed structures in the context of the development – not to be impose 
a blanket ban on any structures in perpetuity. 
 
A retrospective planning application was submitted in 2017 for the erection of a 
1.8 metre high close boarded fence around the eastern and northern boundary 
of the dwelling.  Concerns were raised by the LPA regarding the suitability of 
this proposal and the applicant withdrew the application from consideration to 
allow for further discussions to take place.  This proposal has been presented 
following those discussions. 
 
Design and amenity:  The following images provided by the applicant show the 
proposed position of the fence and an image of the existing streetscene 
indicating which parts of the existing fence would be relocated. 
 

 
Proposed fence position. 
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Indication of extent of fencing to be removed and repositioned. 

 
In summary, the applicant is wishing to retain the form and materials of the 
enclosure, but reposition the element of the fence that runs along the highway 
boundary so that it is set in towards the side elevation of the dwelling.  This will 
result in the loss of the fencing as shown by the boxed cross on the image 
above, with the effect of the long run of fencing being separated by a 
landscaped buffer between it and the road surface. 
 
I have sought the advice of the Council’s Conservation Officer on this proposal 
given the proximity of the site to the neighbouring registered park and garden 
(Brynkinnallt Park) and ultimately the reason for imposing the condition on the 
original planning permission to retain the openness of the development.  The 
proposed amendments to the alignment of the fence, which will see it set back 
by 3.35m from the shared driveway at the front of the site and 5.51 metres to the 
rear, will re-establish a suitable buffer between the fence line and the roadway.  
This will allow for an area of landscaping and planting, which should assist in 
softening the appearance of the fence in the long term.   The vista towards 
number 6 The Parklands will be re-opened as a result of the works and the 
general appearance of the street-scene will be improved.   For this reason I 
have no objection to proposed scheme on visual appearance grounds. 
 
Highways:  Highways have made no recommendations.  Whilst I acknowledge 
the concerns of residents in relation visibility and pedestrian safety, it is my view 
that the geometry of the road and the likely speed of traffic in proximity to the 
site would be such that conflict is unlikely to occur.  I am also aware that the 
boundary was once formed of a hedge of varying thickness which would have 
created some limited conflict in any case.  The proposal now under 
consideration is a vast improvement over the existing unlawful fence currently in 
situ as it is set back from the carriageway edge.  I therefore do not consider that 
there would be sufficient grounds to object for highway safety reasons. 
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Conclusion:  I am satisfied that the visual impact of the proposed fence will be 
acceptable and accords with policies PS2 and GDP1 of the UDP.  I recommend 
accordingly. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of one year from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) dated 28 March 2018 and as 
contained within the application documentation. 
3. Within the first available planting season following the first use of the 
development hereby approved, the area annotated as 'open plan area' on the 
approved plan shall be seeded to grass and shall be retained and maintained in 
this condition for a minimum period of 5 years. 
4. Within 2 months of the date of the first use of the development hereby 
approved, the fence shall be painted or stained in a dark green or dark brown 
colour. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
 
NOTE(S) TO APPLICANT 
 
The applicant is advised that the fence that is currently in situ is unlawful.  The 
planning permission represents a scheme that would result in an acceptable 
alternative.  The Council would expect that the existing fence should be 
removed and relocated in accordance with this planning permission within two 
months to avoid formal enforcement action being taken. 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0263 
 
 
COMMUNITY: 
Caia Park 
 
 
WARD: 
Smithfield 

LOCATION: 
125 BENJAMIN ROAD CAIA 
WREXHAM  
LL13 8EG  
 
DESCRIPTION: 
CHANGE OF USE TO 5 BED SINGLE 
OCCUPANCY HOUSE IN MULTIPLE 
OCCUPATION (HM0) 
 
APPLICANT(S) NAME: 
MR ALAN TAYLOR  
 

DATE RECEIVED:  
03/04/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
MR ANDREW SHIELD 
 

______________________________________________________________ 
P/2018/0263 
THE SITE 
 

 
 
PROPOSAL 
 
Conversion of dwelling to 5 bedroom single occupancy HMO. 
 
HISTORY 
 
None. 

HMOs within 50m metres of 
the application site 

Application site 
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DEVELOPMENT PLAN 
 
Within settlement limit.  Policies GDP1, H4 and T8 apply. 
 
CONSULTATIONS 
 
Community Council: Do not support. As the property is a mid terrace, the 

proposal to relocate the kitchen upstairs could have a 
detrimental effect on the residential properties either 
side due to potential noise carrying through to the 
bedrooms of these properties. Whilst the increase in 
bed spaces is not great there are already problems 
with parking on Benjamin Road and any potential 
increase in demand would not be acceptable. 

 Consulted on amended plans 15.5.18 
Local Member: I have spent time in the road looking at the parking. 

There are a couple of white lines that already limit 
parking so I do have some concerns about additional 
parking. 

 Notified about amended plans 15.5.18.  Confirmed 
she is still concerned about parking. 

Highways:   No objections. 
Public Protection: No objection provided the owner ensures they make 

an application for a HMO licence prior to the property 
becoming occupied as a HMO.  The owner must also 
ensure they comply with the Rent Smart Wales 
Scheme. 

Site Notice:   Expired 3.5.18 
Neighbours: The owners/occupiers of 9 nearby properties notified 

11.4.18. 
 2 objections received expressing the following 

concerns: 
- Parking; 
- Noise issue with 5 individuals; 
- Problems with rubbish; 
- Strain of sewerage system; 
- Potential fire hazard; 
- Value of surrounding homes affected; 
- Potential sort of individual who will occupy the 

property; 
- Less family homes for people needing them. 
 
Same neighbours notified about amended plans 
15.5.18 
2 objections to the amended plans received 
expressing the following concerns: 
- Parking; 
- Noise; 
- Refuse 
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- Damp from proposed bathroom; 
- Smoke from BBQs 
- Potential for shift workers to occupy the property 

– disruption during the night. 
- Enough flats in Wrexham without turning homes 

into HMOs. 
 
SPECIAL CONSIDERATIONS 
 
Policy: Policy H4 allows for the subdivision of dwellings where:  
 
 

a) sub-division is possible without major alterations, extensions, or 
additional new buildings which would significantly alter the character of 
the original dwelling; and 

b) proposals accord with Policy GDP1; and 
c) adequate private open space is available; 
d) the proposal would not result in the over-concentration of Houses in 

Multiple Occupation to the detriment of crime levels, the social fabric of 
the area, and the amenity of existing residents. 

 
Dealing with each of the above in turn: 
 
a) Extent of extensions/alterations 
 
No extensions or external alterations are proposed.   
 
Initially the applicant proposed to provide 3 bedrooms on the ground floor (one 
with en-suite) along with 2 bedrooms and a shared kitchen and bathroom on the 
first floor.  The proposed floor plan was less than ideal in that one of the ground 
floor bedrooms had no internal access to the upper floor facilities.  Furthermore 
the main entrance to the other 4 bedrooms would have been via the rear door, 
significantly reducing the standard of amenity afforded to the occupiers of the 
bedrooms in the rear of the property.   
 
The internal layout of the proposed HMO has been amended with the main 
entrance to all rooms now being via the front door.  There will be two bedrooms, 
a kitchen, a communal lounge and a communal shower room on the ground 
floor and three bedrooms (one with en-suite) and a communal WC on the first 
floor.  The internal alterations required to achieve this layout are modest, 
involving the removal and installation of a limited number of partition walls.  It will 
be for the applicant to ensure that adequate drainage and ventilation for 
bathrooms and WCs are provided.   
 
b) Compliance with policy GDP1 
 
I will deal with issues of amenity and parking separately; 
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c) Private open space 
 
Local Planning Guidance Notes 5 advise that where existing dwellings are to be 
converted to HMOs falling within use class C4 then it is likely that they will 
already have a curtilage that will adequately full fill this function. 
 
The property has a yard immediately to the rear of around 17 sq.m and a garden 
area of a further 56 sq.m separated from the yard by a communal access path.  I 
am therefore satisfied the property has sufficient outdoor space to provide for 
cycle parking, bin storage, external drying space and outdoor amenity space for 
the occupants of the property.   
 
d) Concentration of HMO properties 
 
Within a 50m radius of the property there are 55 residential properties of which 2 
or 3.6% are currently HMOs.  This would rise 3 or 5.5%% if the application site 
were also to become a HMO, being below the 10% concentration of HMOs 
recommended by Local Planning Guidance Note 5: Houses in Multiple 
Occupation.  The nearest HMOs are approximately 20m to the south, with 3 
dwellings in between and 22m to the north with 5 dwellings in between.  This 
also accords with the advice in LPG5 that there should be at least 2 properties 
in between an existing and proposed HMO.  The proposals would therefore not 
give rise to an over concentration of HMOs in the vicinity nor give rise to a 
concentrated clustering of HMOs within this part of Benjamin Road.   
 
Amenity of neighbours: No extensions or external alterations are proposed 
therefore the development will not impact upon adjacent occupiers by way of 
loss of light or by being visually overbearing.   
 
There is no reason to suppose that future tenants are any more likely to 
generate noise nuisance or other disturbance than were the property to continue 
to be occupied as a class C3 dwelling.  But in any it is the purposes of planning 
controls to assess the suitability of the proposed use of the land rather than the 
identity or potential behaviour of future occupiers.  Furthermore the applicant will 
need to obtain a new licence from Public Protection in order to let the property 
as a 7 bedroom/7 person HMO.  Licenced HMOs are subject to conditions that 
require landlords to take all reasonable steps to control noise and anti-social 
behaviour.  Breaching licence conditions can ultimately result in landlords being 
prosecuted and their licence(s) being revoked.  
 
Parking: The LPG16 maximum for the proposed use is 2.5 spaces (rounded up 
to 3) compared to 3 spaces for the existing dwelling.  The property does not 
have a driveway and like other properties in the street occupiers with cars would 
therefore be reliant on on-street parking.   
 
Whilst noting the concerns expressed regarding parking I have not been 
provided with any objective evidence to demonstrate the proposed HMO will 
significantly increase demand for on-street parking in the vicinity compared to 
the existing Class C3 use.  Indeed in accordance with LPG16 the demand for  
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on-street parking will be comparable to the existing use of the property.  The site 
is a relatively short distance from the town centre where there are a range of 
employment, leisure and retail facilities as wells as regular public transport.  It is 
therefore reasonable to conclude that the property would be attractive for 
occupiers who do not have access to or do not need to be reliant on private 
cars.  The curtilage of the property is large enough to provide storage for 
tenants who may wish to travel by bicycle.      
 
Taking the above into account I consider it unlikely that the development will 
give rise to or exacerbate parking problems in the locality.    
 
CONCLUSION 
 
The development accords with policies GDP1, H4 and T8. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered BR/PD/02, BR/PD/03 and 
BR/PD/05 and as contained within the application documentation. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0264 
 
 
COMMUNITY: 
Acton 
 
 
WARD: 
Rhosnesni 

LOCATION: 
79 HOLT ROAD  WREXHAM  
LL13 8NG  
 
DESCRIPTION: 
CHANGE OF USE FROM MIXED USE 
OF RESTAURANT / CAFE (A3) AND 
RESIDENTIAL (C3) TO A SUI 
GENERIS 12 BED SINGLE 
OCCUPANCY HOUSE IN MULTIPLE 
OCCUPATION (HMO) 
 
APPLICANT(S) NAME: 
MR A PRITCHARD  
 

DATE RECEIVED:  
03/04/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
MR A PRITCHARD 
 

______________________________________________________________ 
P/2018/0264 
THE SITE 
 

 
 
PROPOSAL 
 
The existing property is occupied by a restaurant/café (class A3 use) on the 
ground floor and by a 5 bedroom flat on the first and second floor.  The applicant  
 

Application site 
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is seeking to covert the whole building to a 12 bedroom single occupancy (1 
person per room) HMO. 
 
HISTORY 
 
CB03135 Change of use from chemist to fast food takeaway.   

Refused 4.6.1999 
P/2000/0001 Change of use from chemist (A1) to hot food takeaway (A3) 

together with internal alterations.  Refused 6.3.2000.   
Dismissed on appeal 5.9.2000 

P/2008/0418 Demolition of existing shop unit and two storey flat over, erection 
of 1 no. stock of 6 flats, construction of new vehicular and 
pedestrian access and parking area.  Granted 18.7.2008 

P/2013/0206 Change of use from hairdressers to café.  Granted 1.7.2013 
P/2018/0083  Deletion of condition 02 of planning permission P/2013/0206 to 

allow the sale of hot foot for consumption off the premises.  
Refused 7.3.18 

 
DEVELOPMENT PLAN 
 
Within settlement limit.  Policies GDP1 and T8 apply. 
 
CONSULTATIONS 
 
Community Council:  Objects to this application for the following reasons: 

1. The proposed use will result in a very dense and 
over concentrated use of the site; 

2. The car parking provision on the small hard 
standing area within the curtilage of the property 
is alongside the busy road junction at Holt Road 
and Borras Road and is too small to provide 
parking and sufficient turning space within the 
curtilage. This will increase pressure on the 
limited nearby off street parking and may result in 
vehicles reversing onto Borras Road. The Council 
has concerns about vehicular access, Highway 
and pedestrian safety; and 

3. The proposed HMO and its associated use by 
tenants will result in an increase in noise and 
potential to impact and cause nuisance to other 
nearby residents due to noise, crime and 
antisocial behaviour impacting on Community 
Safety, 

Local Member:  No comments 
Caia Park CC: The Council does not support the proposal given the 

number of occupants proposed, the location of the 
building and parking provision. As you know, the 
property is situated on a busy junction of Holt Road 
and Borras Road and is adjacent to a light controlled 
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pedestrian crossing which is heavily used with 
residents from Caia accessing the adjacent shop. 
Given the numbers proposed and the potential for 
resident’s vehicles it is felt that the scale of 
development is inappropriate 

Cllr Paul D Roberts:  Notified 11.4.18 
Cllr Malcolm King:  Notified 11.4.18 
Highways:   Have made the following comments: 

- The site is served by an existing access with 
adequate visibility in both directions; 

- Except for a short distance near to the junction, 
there are no parking restrictions on the western 
side of Borras Road.  This results in significant 
on-street parking on the western side of the road 
due to a lack of off-street parking for existing 
properties; 

- This results in vehicles travelling along Borras 
Road in the north-easterly direction typically 
having to straddle the centreline of the highway.  
Any proposed increase in the vehicle movements 
through the existing site access is likely to 
increase the conflict of traffic movements close to 
the Holt Road/Borras Road junction resulting in 
additional danger and inconvenience to all 
highway users; 

- The site currently comprises a 5 bedroom 
property on the first and second floors and a café 
on the ground floor.  Based on LPG16 
requirements the existing dwelling would require 
a maximum of 4 spaces.  I assume that any 
existing parking for the dwelling is located behind 
the existing boundary wall along Borras Road; 

- The existing café has the benefit of a previous 
consent which required 3 parking spaces. 

- The proposed development would require a 
maximum of 2 spaces; 

- It is therefore considered that the proposed 
development  would in theory have a reduced 
demand compared to the existing dwelling/café; 

- It is unclear how many parking spaces are 
currently available and how many are proposed.  
It may be possible to provide 3 spaces at the front 
of the site and 2 spaces at the side of the 
building.   

Public Protection:  Advisory notes.   
Site Notice:   Expired 3.5.18 
Neighbours: The owners/occupiers of 14 nearby properties 

notified 11.4.18 
 1 objection received expressing the following 

concerns: 
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- Disapprove of 12 bedsits in not a very large 

property; 
- Very concerned who these occupants will be as 

Holt Road is a large residential area with two 
schools nearby; 

- We are aware of blatant drug dealing hear the 
Hand Inn and local shop, the homeless shelter 
nearby and large amounts of litter regularly 
thrown along this area; 

- There is also the issue of this property situated on 
a busy corner with little parking. 

 
SPECIAL CONSIDERATIONS 
 
Policy: The UDP does not have a specific policy in respect of the conversion of 
commercial premises with flats above into a HMO – policy H4 only being 
applicable where dwellings are being subdivided or converted to HMOs.   
 
The ground floor was last used as a café.  Policy S9 seeks to protect local 
facilities such as local shops, public houses and banks however paragraph 8.16 
of the UDP does not suggest that cafes are intended to be protected by the 
policy.  Even if the policy were considered applicable in my opinion it would not 
be reasonable to require full compliance in this instance in respect of evidence 
of marketing or viability.  The site is close to two takeaways and a convince 
shop.  It is also a short distance from the town centre.  As such the loss of the 
café would not leave local residents without easy access to similar or equivalent 
facilities.   
 
Concentration of HMOs: As noted above, policy H4 is not applicable therefore 
there is no UDP policy requirement to assess the concentration of HMOs in the 
vicinity.  Nevertheless it is appropriate to consider this matter in terms of the 
impact of the development upon the character of the area.   
 
There are 39 residential properties within a 50m radius of the application side, 
including the existing 5 bedroom flat in the building as well as the residential 
floor space above the adjacent retail unit no. 81 to 83 Holt Road.  There is 
currently 1 HMO – the residential floor space above the adjacent retail unit, 
equating to 2.6% of the properties wholly or partly in use for residential purposes 
in the area.  This would increase to 5.1% as a result of the development.  HMOs 
would therefore represent a small minority of the properties in the area and as 
such the proposed use of the site will not materially impact upon the character of 
the area in terms of the types of residential properties available.   
 
The proposals would result in two adjacent properties being in use as HMOs – 
which technically fails one of the requirements of Local Planning Guidance Note 
5.  However building forms part of a mixed use cluster of development.  The 
requirement in LPG5 for there to be 2 non-HMO properties between an existing 
and a proposed HMO is primarily intended to prevent clusters of HMOs from 
developing within predominately residential streets, which is not the case here.     
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External Alterations: The existing commercial frontage of the café is to be 
replaced by windows of a similar style to ones serving the floor directly above.  
Two new windows will also be installed at ground floor level in the Holt Road 
elevation.  These will also be of a similar style of existing windows.  These 
alterations are sympathetic to the appearance of the building and as such will 
not detract from the wider street scene. 
 
The applicant is also proposing to provide railings along the north-western edge 
of the hard surfaced area in front of the building.  Subject to being of an 
appropriate design this will not have a significant or harmful impact upon the 
street scene.   
 
Amenity of HMO occupiers:  The site has an outdoor area of around 90 sq.m 
enclosed by a stone wall approximately 1.8m high adjacent to the boundary with 
Holt Road.  LPG5 advises the minimum amount of external amenity space for 
HMOs intended to accommodate 7 or more residents should be 30 square 
metres plus 2 sq.m for each additional tenant in excess of 7, equating to a total 
minimum requirement of 40 sq.m.  The outdoor space provided therefore 
significantly exceeds the minimum recommended area. 
 
In addition to the above there are also hard standing areas to the of the building 
(i.e. facing the Holt Road/Borras Road junction) and to the side adjacent to the 
boundary with Borras Road.  The latter is proposed to be used for car parking 
and as space for bin storage and bicycle parking.   
 
The Community Council has expressed concern that the proposals result in a 
dense and over-concentrated use of the site however the Council has no 
specific adopted planning standards regarding density of accommodation within 
a building.  In any case the applicant will have to comply with minimum room 
sizes apply via licencing so it would be inappropriate to duplicate those controls 
via a planning decision.   
 
The 12 proposed bedrooms are provided with windows that should provide 
adequate daylight and each faces outwards from the site towards the adjacent 
highways in a manner that will not provide an oppressive outlook.  Taking this 
together with the generous amount of external space provided into account I am 
satisfied the number of bedrooms proposed is not excessive in terms of 
providing adequately for the amenity of future occupiers.    
 
Amenity of neighbours: Given that no extensions are proposed the 
development will not adversely impact upon the standard of amenity afforded to 
neighbouring occupiers by way of loss of light or by being visually overbearing. 
 
The internal changes required at first and second floor to facilitate the 
conversion will not give rise to material increase in overlooking of neighbouring 
properties.  In any case, the building is nearly 30 metres from the nearest 
properties on Holt Road.  The single storey section at the rear of the building is 
in excess of 22m from the dwellings on the opposite side of the road, with the 
main building being around 25m away.  There are no windows in the rear  
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elevation.  As such I am satisfied the development will not prejudice the 
standard of privacy afforded to the occupiers of neighbouring properties.   
 
Whilst noting the concern expressed regarding noise and anti-social behaviour, 
these are matters related to the particular occupiers of a property rather than the 
use of the site.  Planning controls are only concerned with the use of the land 
rather than the identity of the users.  Furthermore there are adequate non-
planning controls that are in place to tackle persistent problems of this nature.  It 
would therefore be wholly unreasonable to refuse planning permission on the 
grounds that future occupiers may be noisy or engage in anti-social behaviour.       
 
Parking:  The LPG16 maximum parking provision for the existing building is 4 
spaces for the first floor residential accommodation and based on the submitted 
plans in the region of 8 spaces for the ground floor Class A3 use – so a total of 
12 spaces for the site as a whole.  This compares to a maximum requirement of 
6 spaces for the proposed use.   
 
The extant permission for the café imposes no requirements to provide any on-
site parking provision and the site does not have any formally laid out parking 
spaces.  However there is a hard standing capable of accommodating up to 2 
vehicles alongside the building adjacent to the boundary with Borras Road.  
There is also a large hard surfaced area to the front of the building which could 
accommodate approximately 3 vehicles, however it is unlikely that vehicles 
parked there would be able to turn prior to exiting the site to travel in a north-
easterly direction.  Indeed this is a matter the appeal Inspector commented on 
when he dismissed an appeal in respect of proposals for a hot food takeaway at 
the site.  
 
Given the prominence of the site within the street scene I would not wish to 
formalise parking to the front of the site on the grounds that this would harm the 
street scene, particularly as it could reasonably be expected that vehicles would 
be parked there for longer and more frequently than would be the case with the 
existing commercial use.  As noted above, the applicant is proposing to erect 
low railings that would prevent parking to the front of the site.  The on-site 
provision for the development will therefore be 2 spaces – 4 less than the 
LPG16 maximum.  This compares to the existing potential on-site parking 
provision of 5 spaces, which is 7 less than the LPG16 maximum for the existing 
uses of the building.        
 
Based on the above, the development has the potential to reduce the demand 
for parking at/in the vicinity of the site.  I have not been presented any objective 
evidence to demonstrate that 2 parking spaces would be insufficient for the type 
of residential accommodation proposed.  Furthermore the site is a relatively 
short distance from two supermarkets as well as the town centre.  Holt Road is 
also served by public transport.  The site is therefore well placed for tenants to 
do not have or do not need to rely on private cars.   
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Taking all of the above factors into account, in my opinion the proposals are 
unlikely to significantly increase demand for on-street parking in the vicinity of 
the site.    
 
CONCLUSION 
 
The development accords with the relevant UDP policies.   
 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall be carried out in strict accordance with the 
Proposed Site Plan and the proposed elevation and floor plans. 
3. The vehicular parking and driveway as shown on the Proposed Site Plan 
approved shall be fully laid out, surfaced and drained prior to first use of the 
development.  These areas shall thereafter be permanently retained and kept 
free of any obstruction, and made available solely for the parking and turning of 
motor vehicles at all times. 
4. Prior to the first occupation of the development, a means of enclosure not 
exceeding 1 metre in height shall be provided along the site frontage in the 
position annotated with 'Low Railing' on the Proposed site Plan shall be erected 
in accordance with details that shall have first been submitted to and approved 
in writing by the Local Planning Authority.  The means of enclosure provided 
shall thereafter be permanently retained. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To provide for the parking and turning of vehicles clear of the highway 
and to ensure that reversing by vehicles into or from the highway is rendered 
unnecessary in the interest of traffic safety. 
4. To prevent parking to the front of the building in the interests of the visual 
amenities of the area and in the interests of highway safety. 
 
______________________________________________________________

Page 109



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING – Date 4th JUNE 2018 
 

APPLICATION NO: 
P/2018 /0314 
 
 
COMMUNITY: 
Llay 
 
 
WARD: 
Llay 

LOCATION: 
34 VALE VIEW LLAY WREXHAM 
LL12 0NH 
 
DESCRIPTION: 
SINGLE-STOREY FRONT 
EXTENSION 
 
APPLICANT(S) NAME: 
MR PHILIP ROACH  
 

DATE RECEIVED:  
16/04/2018 
 
 
CASE OFFICER:  
MR 
 
 
AGENT NAME: 
MR GRAHAM PUGH 
 

______________________________________________________________ 
 
THE SITE 
 
 

 
 
PROPOSAL 
 
The proposal seeks planning permission for a single storey front extension.   
 
HISTORY 
 
None relevant.  
 

   

Application Site and 
approximate position 

of extension 
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DEVELOPMENT PLAN 
 
Within Llay Settlement Limit.  UDP policy GDP1 applies.   
 
CONSULTATIONS 
 
Community Council: No reply.  
Local Member:  Notified 08.05.2018. 
Site Notice:   Expired 10.05.2018. 
Neighbours: 1 no. representation objecting to the proposal.  

Concerns raised include the proposal would change 
the character of the dwelling, loss of view to the 
neighbours kitchen window, loss of parking and 
increased noise during construction works.  

 
SPECIAL CONSIDERATIONS 
 
Design and Layout:  The proposal is not considered would appear discordant 
in relation to the main dwelling or the street scene in the context of its matching 
materials and relatively limited scale. 
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Part of the extension would be open to the front and side, which is considered 
would help to reduce its dominance and massing.  
 
The matching roof pitch to the main dwelling would further help to integrate the 
extension with the main dwelling.  
 
The front door would be relocated to the side of the front extension whilst 2 no. 
windows would be inserted into the front, which is considered to be appropriate 
and would not result in a blank façade to the front elevation.  
 
The proposal is not considered would adversely impact on the main dwelling or 
surrounding area and would comply with UDP Policy GDP1. 
 
Residential Amenity:  The main part of the extension would not breach the 
Councils 45º guideline when measured on plan format.   
 
There would be a minor breach of the 45º guideline when measured on plan 
format from the edge of the part of the extension which is open on both sides.   
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However, the breach does not appear would cross over the centreline of the 
neighbouring habitable window and furthermore, the breach would only relate to 
the width of the brick pillar which is 335mm.   
 
Given the limited width of the pillar, the open side of this part of the extension 
and the minor breach involved, it is not considered that the proposal would 
adversely impact on existing levels of residential amenities of the neighbouring 
property, having regard to overshadowing and overbearing sufficient to warrant 
refusal of the application.   
 
The scheme would comply with UDP Policy GDP1.  
 
CONCLUSION 
 
No adverse impacts would result to existing levels of visual and residential 
amenities of the surrounding area and the proposal would comply with UDP 
Policy GDP1 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered  
1:50 Proposed Front and Side Elevations, 
1:50 Proposed Floor Plan, 
1:500 Proposed Block Plan  
and as contained within the application documentation. 
3. No facing or roofing materials shall be used other than those detailed on 
the application form and within the approved application documentation. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
 
NOTE(S) TO APPLICANT 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 0345 
762 6848.  Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 
______________________________________________________________

Page 113


