
        
     
      
 
 
REPORT TO: 

 
Planning Committee 

 
REPORT NO. 

 
HEP/08/18 

 
DATE: 

 
30 July 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 
 

HOL  
 

P/2017 /0527 
 

LIBERTY PROPERTIES 
DEVELOPMENT LTD 
 

GRANT 
 

15 – 35 

ROS  
 

P/2017 /0623 
 

MR S TROWBRIDGE REFUSE 
 

36 – 46 

ROS  
 

P/2018 /0223 
 

MR S TROWBRIDGE REFUSE 
 

47 – 56 

LLA  
 

P/2017 /0951 
 

MR & MRS PERCIVAL REFUSE 
 

57 – 61 

LLA  
 

P/2017 /1054 
 

BELLWAY HOMES LTD (NW 
DIVISION) AND 
ANWYL CONSTRUCTION 
CO LTD 
 

APPROVE 
 

62 – 89 

CHI  
 

P/2018 /0287 
 

CO-OPERATIVE FOOD GRANT 
 

90 – 94 

HOL  
 

P/2018 /0359 
 

BRADLEY MOTOR 
COMPANY 
 

GRANT 
 

95 – 101 

WRA  
 

P/2018 /0373 
 

MISS SARAH SINGLETON REFUSE 
 

102 – 106 

BRN  
 

P/2018 /0375 
 

MR ROBERT MIDDLETON GRANT 
 

107 – 120 

WRO  
 

P/2018 /0420 
 

MS J LANE GRANT 
 

121 – 123 

RUA  
 

P/2018 /0423 
 

ALDI STORES LTD 
 

APPROVE 
 

124 – 138 

RHO  
 

P/2018 /0427 
 

MR DARRYL ROBERTS REFUSE 
 

139 – 143 

GWE  
 

P/2018 /0439 
 

MR & MRS  MATHEWS REFUSE 
 

144 – 150 

WRA  
 

P/2018 /0467 
 

MISS AMY WHITE GRANT 
 

151 – 155 

MAE  
 

P/2018 /0539 
 

MRS VICTORIA MORRIS GRANT 
 

156 – 160 

 
Total Number of Applications Included in Report – 15 
 
 
 
 
 
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.    
 

Page 14



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING OFFICER – 30th July 2018 
 

APPLICATION NO: 
P/2017 /0527 
 
 
COMMUNITY: 
Holt 
 
 
WARD: 
Holt 

LOCATION: 
LAND WEST OF WREXHAM GOLF 
CLUB HOLT ROAD LLANYPWLL 
WREXHAM  
LL13 9SB  
 
DESCRIPTION: 
OUTLINE APPLICATION (WITH ALL 
MATTERS RESERVED APART FROM 
ACCESS) FOR ROADSIDE 
SERVICES INCORPORATING A 
PETROL FILLING STATION WITH 
ANCILLARY KIOSK AND 
ASSOCIATED CAR PARKING AND 
WORKS 
 
APPLICANT(S) NAME: 
MR EMYR WILLIAMS  
LIBERTY PROPERTIES 
DEVELOPMENT LTD 
 

DATE RECEIVED:  
06/04/2017 
 
 
CASE OFFICER:  
SEH 
 
 
AGENT NAME: 
DPP 
MR JONATHAN BURNS 
 

______________________________________________________________ 
 
THE SITE 
 
The site is bounded to the north and east by Wrexham Golf Club, to the south 
by A5156 and A534 roundabout with agricultural land beyond and to the west 
by the A5156 with residential properties beyond. Access to the site is taken off 
an arm of the A5156/A534 roundabout which is shared with the adjacent 
Wrexham Golf Club.  
 

2017/031 
 

Approximate 
Location of 
Pumps and 

Ki k 
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PROPOSAL 
 
Proposed is a petrol filling station with roadside services comprising an 
ancillary convenience store, a ‘drive-thru’ coffee dispensing facility, a 24 hour 
ATM, car washing facility, external seating area and associated car parking 
spaces. 
 
RELEVANT PLANNING HISTORY 
 
P/2016/0630  Outline Planning Application (with All Matters Reserved 

apart from Access) for Roadside Services incorporating a 
Petrol Filling Station with ancillary Kiosk, Family 
Pub/Restaurant, Drive-Thru Restaurant and Associated 
Car Parking – Application Withdrawn on 07/04/2017 

P/2008/0039 Change of Use of Land from Agricultural to Pitch and Putt 
Course for Junior Golfers (In Retrospect) –  
Granted on 10/03/2008 

P/2007/0779 Change of Use of Land from Agricultural to Pitch and Putt 
Course for Junior Golfers (In Retrospect) –  
Withdrawn 14/08/2007 

P/2004/0788 Change of use of land from agriculture to form extension 
to existing golf course - Granted on 26/10/2004 

CB02893 Reserved Matters Approval (CB00001) –  
Refused on 11/09/2000.  Appeal allowed on 30/07/2001.   

 Development did not commence and the permission 
lapsed on 30/07/2003. 

CB00001 Outline Planning Application for the erection of a 
Hotel/Leisure Complex, New vehicular and Pedestrian 
Access – Granted on 12/01/1998 

 
DEVELOPMENT PLAN 
 
The application site is on Greenfield land and located outside of the 
settlement limit and within Green Barrier.  Policies PS1, PS2, PS3, PS4, 
GDP1, GDP2, EC1, EC2, EC4, EC6, EC13, T8 and T9 of the Wrexham 
Unitary Development Plan (UDP) are applicable.  These policies are amplified 
in Local Planning Guidance Notes (LPGN) 16 ‘Parking Standards’, 17 ‘Trees 
and Development’ and 32 ‘Biodiversity and Development’. 
 
NATIONAL PLANNING POLICY 
 
National Planning Policy is contained in Planning Policy Wales (PPW) Edition 
9 and the supplementary Technical Advice Notes (TANs) 5 ‘Nature 
Conservation and Planning’, 12 ‘Design’ and 18 ‘Transport’.   
 
CONSULTATIONS   
 
Community Council: Re-iterate previous objections as stated in 

the application documents and to express  
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 concern that adequate conditions should be 

imposed about the prevention of nuisance 
to nearby residential areas by reason of 
emissions from cars idling at the proposed 
site if the application were to be approved.  
Previous concerns: 
• It would set a precedent to develop the 

green field barrier on the land adjacent 
to the Llan Y Pwll Link Road to the west 
of Wrexham Golf Club; 

• The Borras Park, Plas Goulbourne and 
Erlas Park Housing developments 
already form a natural settlement limit 
along the Llan Y Pwll link Road; 

• Highway safety concerns particularly as 
the development is proposed on a 
roundabout with an adverse camber on 
a continuing dual carriageway towards 
the Wrexham industrial estate. There is 
a lack of a slip road on the access 
roundabout and the Community Council 
has grave safety concerns for any 
pedestrians from the nearby residential 
estates that may try to access the 
development if allowed. 

Adj. Community Council:  Notified 29.06.2017 
Local Member:                   Notified 29.06.2017 
Adj. Local Member: Notified 29.06.2017 
Highways: No objection to the proposed development 

subject to planning conditions (see Special 
Considerations section below). 

WW: No objection subject to conditions relating to 
the comprehensive drainage of the site. 

NRW: No objection provided that conditions are 
attached in respect of foul and surface 
water, oil and petrol disposal including oil 
and petrol interceptors. 

Flood Officer: The submitted FCA, SuDS & Foul Drainage 
Assessment clearly identifies a viable 
sustainable drainage scheme for the site 
that is design to compliment the National 
SuDS Standards for Wales.  If permission 
were to be granted for this application I 
would request the inclusion of conditions to 
ensure surface waters are managed 
appropriately over the lifetime of the 
development. 

PP: No objection to the scheme subject to 
conditions relating to noise, dust 
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management and restrictions on hours of 
construction works. 

PRoW: This development may affect Bieston public 
footpath 2. The legal line of footpath 2 runs 
further to the south of the line shown on 
Ordnance Survey mapping. The kissing 
gate on the boundary adjacent to the A5156 
was located in the wrong place when the 
works to widen the road were completed – it 
should be 37 metres to the south east of its 
current position. 

Ramblers: Footpath Bieston 2 borders the western side 
of the development and it should be 
protected. 

Head of Economic Development: Consulted 12/07/2018 
WG – Land Classification:  Consulted 12/07/2018 
Site Notices:    Expired  21/07/2017 
Press Notice: Expired  05/08/2017 
Neighbours: 26 responses received sharing the following 

concerns: 
• There are significant issues with the 

supporting transport information which 
does not follow best practice; 

• Traffic survey was carried out at the 
quietest time of the day; 

• There are a number of highway safety 
concerns in relation to visibility at the 
access, traffic generation and highway 
capacity; 

• The speed at which traffic approaches 
the roundabout is of concern to those 
exiting the filling station; 

• The scheme is not economically viable; 
• There is no need for this development as 

there are at least 8 filling stations within 
approx. 2 miles of the site (Asda, Tesco, 
Smithy Garage, Derosa Service station, 
Sainsbury’s, Gresford and Morrison’s); 

• The land is Grade 3a, Best and Most 
Versatile (BMV) agricultural land and 
should be protected as such; 

• It is important to protect BMV land for 
future resilience and ability to grow food 
as most of the land in Wales is Grade 4 
and 5; 

• The land is not ‘rank grassland’ as 
described by the Applicant. The 
Applicant has left the site unmaintained 
to become overgrown to make it fit the 
description of ‘rank grassland’. The site 
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is more accurately described as an area 
of permanent pasture; 

• The green barrier land should be 
protected and only appropriate 
development should be allowed here; 

• The proposed development conflicts with 
the objective of the Green Barrier Policy 
in terms of maintenance of its openness; 

• The development has been reduced in 
scale since the previous application. 
However, a development of this type is 
difficult to design to be attractive and fit 
into the landscape, particularly as it will 
be lit at night; 

• The proposal looks like ‘Phase 1’ of a 
larger scale development; 

• The development does not sit discreetly 
in the area and would be highly visible; 

• This site should be protected from urban 
sprawl; 

• This was a candidate site in the LDP but 
was considered unacceptable for houses 
as there are site constraints which were 
unlikely to be overcome; 

• Noise and light pollution would be 
unacceptable; 

• Stray golf balls could enter the site from 
the adjacent golf club which is 
considered dangerous; 

• There isn’t enough soft screening for this 
unattractive development; 

• Surface water and pollutants are a 
potential hazard and source of flooding; 

• Litter would cause a problem; 
• The development should not interfere 

with the PRoW – Bieston Footpath 2; 
• There are no safe pedestrian crossing 

points for those choosing to visit the site 
on foot; 

• The entrance and exit from the filling 
station will cause a tail back up the by-
pass; 

• This is a Minerals Extraction site; 
• There is no concrete evidence that 

supports the need for a new PFS facility. 
The DPP ‘Road Side Services Needs 
Assessment’ merely focuses on the 
need to serve HGV’s. It should also be 
noted that in most circumstances, on 
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similar road types, HGV’s on equate to 
5% (or lower) of the vehicles on the 
network; 

• No visibility splays have been illustrated, 
no swept paths of cars or HGVs utilising 
the pumps or car parking spaces at the 
PFS, or any servicing strategy for oil/ 
petrol tankers to service the site have 
been provided; 

• Considering that the A5156 is a main ‘A’ 
road and a link road to the A483 then it 
is likely that some ‘diverted’ trips will 
take place; 

• The capacity of at the junctions will be 
taken to their limit and although there is 
in theory capacity to support the filling 
station, this does not account for any 
other potential developments in the area; 

• This is already a dangerous roundabout. 
Traffic from the Gresford direction 
approaches the roundabout at speed.  
Two lanes of traffic arrive rapidly but are 
not visible from the entry road for people 
exiting the fuel station and the golf club.  
Accidents will happen unless the 
roundabout is re‐structured. This would 
be costly and disruptive; 

• Negative impact upon wildlife; 
• The pond on site is not dry as the 

Applicant has stated.   It holds water at 
various times during the year and could 
support wildlife, 

• The development will impact on the 
mammal pass which leads from the road 
to the Golf Course; 

• This application will be followed by 
further applications for other retail 
establishments, pubs and fast food 
restaurants; 

• The filling station and kiosk will be 
competition for the shop at the adjacent 
Gold Club and threaten this business; 

• The filling station is too close to 
residential properties; 

• There is no assessment of the 
development in respect of the Climate 
Strategy for Wales and the 
recommendations by the European 
Environment Agency that greenfield 
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should be protected and brownfield 
should be used instead ; 

• The adjacent Golf Course will be 
blighted by this garage forecourt and 
lorry park; 

• There is no safe pedestrian access and 
the plan shows a disregard for 
pedestrian and bicycle access; 

• This facility would be better located on 
Wrexham Industrial Estate as this is the 
catchment; 

• Point 8.2 of the travel plan is incorrect; 
• The development will attract anti-social 

behaviour and become a meeting place 
for ‘boy racers’. 

SPECIAL CONSIDERATIONS 
 
Background:  Planning permission was granted in 1998 for a hotel and 
leisure complex on the application site.  The development never commenced 
and the permission lapsed in 2003.  In 2004, the adjacent golf club submitted 
an application to change the use of part of the agricultural land to a pitch and 
putt junior golf course.  A later (retrospective) planning application to increase 
the size of the pitch and putt course was approved in 2008. 
 
In 2016 an Outline application was submitted to develop the remaining 
agricultural land between the golf course and the link road for roadside 
services incorporating a petrol filling station with ancillary kiosk, family 
pub/restaurant, drive-thru restaurant and associated car parking.  I had initial 
concerns in relation to the scale of the proposed development and the impact 
this would have upon the character and appearance of the area and, in 
relation to the proposed restaurants, the lack of safe pedestrian access to the 
facilities and the additional traffic movements that these uses would generate.  
This application was withdrawn subsequently in consideration of an alternative 
scheme which was to provide for roadside services only to cater for existing 
users of the dual carriageway which links the Wrexham Industrial Estate to the 
A483 Trunk Road. 
 
Though the scheme now submitted has been significantly reduced in scale 
and intensity by removing both the drive thru and family restaurant, the site 
remains outside of the development boundary to which the current UDP 
directs all new development and the proposal would therefore be contrary to 
UDP Policy PS1.  As the site is greenfield land within green barrier it would 
not strictly accord with Policies PS3 and EC1 which, as a preference, direct 
development to previously developed (brownfield) land and seek to safeguard 
green barrier.  Ordinarily I would recommend that a planning application is 
refused for proposals that do not fully accord with these UDP Policies (PS1, 
PS3 and EC1).  However, paragraph 3.1.2 of PPW states that the Council is 
only required determining planning applications in accordance with the  
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adopted development plan unless material considerations indicate 
otherwise.  I will address these other material considerations below. 
 
Green Barrier:  The site lies within green barrier where UDP Policy EC1 is 
applicable.  This policy refers to development in green barriers only being 
granted planning permission if the proposal is for agriculture, forestry, outdoor 
sport/recreation, cemeteries and other uses which maintain its openness 
and do not conflict with the purpose of including the land within it.  In 
relation to this site there are strong, logical and defensible boundaries in the 
form of mature hedges and trees along the eastern boundary with the Golf 
Club beyond which completely separates this land from the rest of the green 
barrier land. In addition, development of the site would not undermine the 
wider openness of the green barrier as it is so well self-contained with 
established boundaries and highway on all sides.  The development of the site 
would not result in the coalescence of settlements and, given the distance 
between this settlement (Wrexham Town) and the next settlement of 
Gresford, the function of the green barrier would remain even if this site is 
developed.  The development of the site would not therefore conflict with the 
purpose of including the land within the green barrier designation. 
 
Whereas the site lies within green barrier in the UDP, a review of the Green 
Barriers has been carried out.  The report (Ref: EBNB01) concludes that the 
Green Barrier status should be removed from the application site (Review Sub 
Area – 2) and its immediate surroundings.  This particular area of green 
barrier is characterised by a mixture of undulating farm land, sports pitches 
(including Wrexham Rugby Club), and a golf course. Built development 
comprises a mixture of farm complexes and residential properties.   With 
regards to the prevention of coalescence, the distance between Wrexham 
town and Wrexham Industrial Estate and Gresford, the nature of the 
topography, and the fact that development in this location could be controlled 
by the presence of a settlement limit along with national (and if needed) local 
policies presuming against development in the open countryside, there 
appears to be little justification to retain a green wedge in this location.  Whilst 
the designation does serve a localised function in relation to the management 
of urban form, consideration must be given to the need to ensure that a 
sufficient range of development land is available which is suitably located in 
relation to the existing urban edge and any proposed green wedge 
designations in the deposit LDP.  
 
Paragraph 4.8 of PPW deals with the managing of urban form by means of 
green belts and wedges (which are essentially the same as green barriers) 
and states that there is a presumption against inappropriate development 
with substantial weight to be attached to any harmful impact which a 
development would have on a green wedge/barrier.  It confirms that 
inappropriate development should not be granted planning permission 
except in very exceptional circumstances where other considerations 
would clearly outweigh the harm.   
 
 

Page 22



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING OFFICER – 30th July 2018 
 
The lack of any roadside services between the Wrexham Industrial Estate and 
the A483 trunk road is considered to be a very exceptional circumstance 
which outweighs any harm caused to the green barrier by the loss of a small 
amount of green barrier land.  Paragraph 4.8.15 of PPW states that a very 
exceptional case such as this can therefore be treated as a departure from the 
development plan as it would represent a use of the land which would not 
affect the openness of the wider green barrier designation or conflict with the 
purpose of including the land within it. 
 
Justification of Need:  The A5156 and A534 together provide access 
between the Wrexham Industrial Estate and A483, which in turn provides 
access to the wider strategic highway links of the A5 in the south and the A55 
North Wales Coast Road in the north, on the outskirts of Chester. To the east 
of the site the A534 links with Nantwich, Crewe and eventually the M6 
motorway.  
 
Currently the only roadside services providing comparable facilities to those 
now proposed are at Chester.  This is a considerable distance away resulting 
a clear gap in the provision of roadside services for those travelling to/from the 
Wrexham Industrial Estate.  There are no other sites or existing facilities in the 
local area or on the route which the application proposals will serve that can 
meet this need.  The application is uniquely positioned in terms of its location, 
availability and suitability to serve drivers using the key route which passes 
the application site. As such, the application represents the only opportunity to 
meet the identified need thus ensuring a local facility is available to serve 
pass-by traffic.  
 
There are petrol filling stations closer to the application site (Asda, Tesco, 
Smithy Garage, Derosa Service Station, Sainsbury’s, Gresford and Morrison’s 
are all within 2 miles of the site).  However, all of these facilities involve 
deviating from the main route and bring additional traffic into the residential 
areas and busy junctions.  By placing the services more appropriately at 
roadside, there would a reduction in the number vehicles making unnecessary 
trips into the residential areas which would ease the impact upon busy 
junctions such as the roundabout at the Greyhound Public House on Holt 
Road and the Roundabout near to the Plas Coch Sainsbury’s filling stations 
etc.  This would be to the benefit of all users of the highway. 
 
Highway Safety and Access: 
 
Pedestrian Access 
By nature of this development to service motor vehicles, and in light of the 
sites separation from the residential area by the dual carriageway and 
roundabout, I consider that very few local residents in the area would try to 
access this facility on foot and pedestrian movement to/from the site would be 
limited.  This was the view taken by the planning Inspector when allowing the 
appeal for the hotel and leisure complex back in 2001. 
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Vehicular Access 
The proposed development site is accessed via a minor arm off the A5156 / 
A534 Holt Road roundabout which are both classified roads subject to the 
national speed limit. This existing access also provides access to the 
Wrexham Golf Club. The access road is single carriageway with an 
approximate width of 7.3m and footways on both sides of the carriageway.  
Visibility from the existing access onto the Holt Road roundabout meets 
current highway standards.  The proposed internal access road and parking / 
turning areas will remain unadopted and will be managed in perpetuity by a 
private management company. 
 
The existing 2.0m wide footway on the western side of the access road will be 
extended into the development site and this will be secured by way of 
planning conditions.   The developer will need to enter into an agreement with 
the Council under Section 38 / 278 of the Highways Act 1980 so that the new 
section of road and footway can be constructed and tied into the existing 
adopted highway (see note). 
 
A one way system is proposed to access the site with all vehicles exiting via 
the access road running behind the petrol filling station / retail unit.  
Appropriate signage will be required to manage this arrangement.  As the 
application is in outline only, this can be dealt with by an appropriately worded 
condition. 
  
Visibility splays from the existing golf course junction on to proposed internal 
access road have not been demonstrated.  A visibility splay of 2.4 x 33m in 
the northerly direction measured to the nearside edge of the adjoining 
carriageway and a visibility splay of 2.4 x 25m measured to the centreline of 
the adjoining carriageway (to splitter island) in the southerly direction is 
required in accordance with Manual for Streets.  Again, as the application is in 
outline only, this can be dealt with by planning condition. 
 
Parking and Turning Provision 
Based on class A1 use, the proposed Petrol Filling Station would normally 
require a maximum of 1 car space per 14sqm.  Based on a gross floor area of 
540sqm, a maximum of 39 spaces would be required.  The submitted 
Transport Assessment and submitted layout plan indicate the provision of 55 
parking spaces. A minimum of 10% of the total spaces shall be provided to 
mobility standards. It is considered that the proposed level of parking 
provision is acceptable. 
 
Traffic Regulation Order 
In order to avoid any issues of parking along the internal access road, I would 
recommend that the applicant funds a Traffic Regulation Order in the form of 
Double Yellow lines along both sides and for the full extent of the access road. 
This will incur a cost of £2000. 
 
 
 

Page 24



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING OFFICER – 30th July 2018 
 
Street Lighting (Access Road & Car Park) 
The proposed car park and access road will have an appropriate scheme of 
lighting and it is important that no lighting spillage occurs onto the adjoining 
highway. As the application is in outline only, this can be dealt with by an 
appropriately worded condition.  I would recommend that the applicant liaises 
with our Street Lighting Section on this matter prior to submission of the 
reserved matters application. 
 
Trip Generation 
Trip generation has been assessed on the basis that 90% of trips accessing 
the site would be vehicles already on the public highway in the vicinity of the 
site; and that only 10% of the trips will be new to the network.  Given that 
there are a number of other petrol stations in Wrexham Town Centre (Asda, 
Tesco, Sainsbury’s etc.), other independent petrol stations at Holt Road and 
Chester Road, I concur with applicants assessment that the vast majority of 
people travelling to the proposed petrol station will be traffic that it is already 
passing by or in close proximity to the site.  It is considered highly unlikely that 
traffic will divert from the A483 by pass at Gresford roundabout to drive a 2.5 
kilometre trip along Wrexham industrial estate link road when there is a petrol 
station on Chester Road only 350m off the A483.  
  
Transport Assessment 
Pedestrian / cyclist provision leading to the site is considered to be poor. I 
would therefore not wish to support any proposed development at this site that 
is likely to result in a significant increase in pedestrian movements.  However, 
the potential increase in pedestrian movements as a result of the proposed 
development is likely to be minimal as the facility is intended to service motor 
vehicles. 
 
A traffic count was undertaken in November 2017 and the data has been used 
to review capacity modelling at the golf club roundabout. The latest software 
‘Junctions 9’ was used to undertake the capacity assessment.  The 
assessment concluded the following: 

• The Ratio of Flow to Capacity (RFC) is an indicator of junction 
performance at the design year.  In the AM peak period the A5156 link 
road is at practical theoretical capacity with a RFC of 0.913.  The other 
arms of the roundabout are well within capacity.  

• The future growth figure predicted for 2022 increases the RFC to 
0.959. 

• The addition of the development traffic takes the RFC on the A5156 to 
0.969.  

It is clear from the analysis that the proposed PFS development has little 
impact on junction capacity at the roundabout.      
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Accident data 
An accident analysis has not revealed any material personal injury accident 
problems on the highway network surrounding the site; there are no significant 
clusters or trends that could be considered to be a cause for a concern. 
 
Service & Delivery Management Plan (SDMP) 
A Service & Delivery Management Plan should be provided which manages 
deliveries at the site to avoid impeding parking provision at peak times and 
that deliveries to the proposed PFS / Retail Unit are carried out prior to 
opening in the morning to avoid any conflict. 
 
Construction Traffic Management Plan 
A Construction Traffic Management Plan including provision for contractor 
parking is required as part of the reserved matter application. 
 
PRoW 
The proposed development may affect the alignment of Bieston public 
footpath 2 and if planning permission is granted, the footpath may require a 
formal diversion order for an alignment.  The use of internal access roads and 
footways will not be acceptable for the diverted route and as much separation 
as possible is required between the built development and the diverted route.  
There is no intention to extinguish the PRoW which will continue to provide a 
passage through the site and beyond.  In accordance with Circular 2/1993, 
consideration should be given to this at the detailed planning stage should 
outline permission be granted.  Full details of any proposed path diversion / 
protection should be submitted for approval as part of the reserved matters 
application. 
 
Scale, Design and Site Layout:  The application is accompanied by a 
detailed Design and Access Statement which fully outlines the rationale 
behind the site layout, responding to the site constraints.  Whilst it is important 
to note that this proposal is made in outline, with matters relating to layout, 
scale and appearance reserved for approval at a later stage, the Council can 
broadly rely upon the contents of the illustrative plans and supporting 
documentation (see figures 1 and 2 below) in determining the anticipated 
impact of the development.  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 to 
avoid any negative contribution to the character and appearance of the area.   
A planting scheme will further help assimilate the development with its 
surroundings.  As this is a Reserved Matter, this will be fully considered at this 
stage should Outline planning permission be granted. 
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Fig 1. Indicative Site Layout Plan 
 
 

 
 

 
Fig 2.  Suggested Elevations 
 
Residential Amenity:  The PFS is located approximately 50 metres from the 
nearest residential area which lies beyond the dual carriage way to the west of 
the site.  This separation safeguards against any significant impact upon 
residential amenity in terms of any noise, odour, air quality or light nuisance.  
Despite this separation, a noise assessment has been submitted in 
accordance with UDP Policy GDP1 which highlights that the impact of the 
proposed development would be negligible and the proposal accords with 
UDP Policies GDP1 and PS2.  
 
Trees: The trees proposed for retention / removal within the submitted 
arboricultural survey are considered acceptable as is the required removal of 
the Willow Tree (T4) to facilitate development.  Further landscaping and an 
increase in tree canopy cover around the boundaries of the site, particularly to 
the north-west, south-east and south-west, will provide further screening, 
noise attenuation, enhance biodiversity and to a certain extent improve air 
quality.   
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Any gaps noted within the existing eastern boundary hedgerow should be 
planted and ‘gapped up’ with appropriate native hedgerow species to enhance 
biodiversity.  Care should be taken in the design to ensure that surface water 
run-off, pollutants and chemical spills etc. are directed away from existing 
trees, roots and proposed soft landscaping.  Protection of retained trees 
should be addressed within a site specific Arboricultural Method Statement.  
These matters can all be dealt with by planning condition and I am content 
therefore that the proposed development complies with UDP Policies EC4 and 
GDP1 a). 
 
Ecology:  There are no ecology objections to the development of the site.  
Sufficient surveys have been carried out to a good standard and no serious 
ecological barriers to development have been identified.  The proposed 
development will not adversely affect the mammal crossing, a condition 
requiring suitable badger proof perimeter fencing in addition to a pre-
commencement site walkover will ensure there are no adverse impacts on 
badgers.  A RAMs for newts has been proposed; given the lack of historical 
evidence of great crested newts in this area this is considered proportional 
and the development therefore complies with UDP Policy EC6. 
 
Drainage:  NRW has been consulted and has confirmed that there are no 
objections to the scheme provided that conditions are attached in respect of 
the proper disposal of foul and surface water, and the installation of an oil and 
petrol interceptor to filter out any pollutants and prevent any contamination of 
the streams carrying away the surface water run-off. 
 
The Council’s Senor Flood Management Officer has confirmed that he is 
satisfied that the submitted FCA, SuDS & Foul Drainage Assessment clearly 
identifies a viable sustainable drainage scheme for the site that is designed to 
complement the National SuDS Standards for Wales.  If permission is granted 
conditions will be attached to ensure foul and surface waters, and the oil and 
petrol interceptors are managed appropriately over the lifetime of the 
development.  The development therefore complies with UDP Policies GDP1 
and EC13 which safeguard against adverse impacts of development caused 
by additional surface water run-off and potential pollutants. 
 
Land Classification: The land is classed as Grade 3a Best and Most 
Versatile (BMV) land.  Whilst I would normally seek to protect BMV land from 
development which would lead to the irreversible loss of the land, this site is 
completely divorced from the wider countryside and farmland by the existing 
highway and adjoining golf course.  The likelihood of this relatively small piece 
of land ever being used for agricultural purposes is at best unlikely and, given 
the location, I do not consider this land to be of a high quality worthy of 
permanent protection.  Further, those areas mentioned specifically within 
Policy EC2 (Gresford/Marford, Rossett/Burton, Holt and along the River Dee 
plain) would be unaffected by the loss of this relatively small part of enclosed 
land to which there is no physical connection. 
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Other Matters:  Concerns have been raised in relation to noise nuisance etc. 
caused during the construction phase of the development.  Although matters 
relating to the construction works are not strictly planning considerations, a 
condition will be attached to restrict hours of construction works and advisory 
notes will also be attached which advise the developers of their 
responsibilities in limiting any noise and dust pollution etc. throughout the 
construction phase of the development. 
 
Safety concerns been raised in respect of stray golf balls from the adjacent 
Golf Club however, I do not feel that this presents a significant threat to the 
future users of the development. In addition, contrary to some of the 
representations received, the land is not within a UDP designated Minerals 
Buffer Zone. 
 
Further, there are concerns that the filling station and kiosk will be competition 
for the shop at the adjacent Gold Club and threaten this business.  
Competition is not a relevant planning consideration. 
 
CONCLUSION 
 
Paragraph 3.1.2 of PPW states that the Council is only required to determine 
planning applications in accordance with the adopted development plan 
unless material considerations indicate otherwise.  I have given careful 
consideration to the information submitted in support of the application and 
the significance of all of the material considerations.  Whilst it is acknowledged 
that the development of the site does not accord with all of the strategic 
policies relating to the site location, the proposal presents the opportunity to 
deliver without significant known difficulty, a modern roadside facility which will 
fill the gap in servicing for vehicles using the route from the industrial estate to 
the trunk roads and motorways beyond. 
 
Whilst representing a departure from some of the policies of the adopted 
UDP, the development of the site is justified in this instance and will provide 
an acceptable form of development to the benefit of all users of the highway.  
The development will bring about economic benefits in providing employment 
opportunities and making a contribution to wider spatial strategies for the 
growth of the Wrexham Industrial Estate which the facility will properly service.  
The application site is located approximately 50m west of the closest 
residential property, which is located on the opposite side of the Link Road 
and, as such, there would be no harm to the amenity of any nearby residents.  
The proposal would not reduce the openness of the wider green barrier 
designation or conflict with purpose on including it, nor will it make a negative 
contribution to the character and appearance of the area and I recommend 
accordingly. 
 
 
 
 
RECOMMENDATION:  That permission be GRANTED 
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CONDITION(S) 
 
1. Approval of the following details shall be obtained from the Local 
Planning Authority before any part of the development is commenced: 
a. the layout of the building(s) 
b. the scale of the building(s) 
c. the appearance of the building(s) 
d. the landscaping of the site 
2. Plans and particulars of the reserved matters referred to in condition 1 
(above) shall be submitted in writing to the Local Planning Authority before the 
expiry of three years from the date of this permission. The development shall 
only be carried out in strict conformity with such details as are approved. 
3. The development hereby approved shall be commenced before the 
expiry of five years from the date of this permission or before the expiry of two 
years from the date of approval of the last of the reserved matters required to 
be approved, whichever is the later. 
4. 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 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. 
5. No part of the development shall be occupied until the sustainable 
drainage scheme for the site has been completed in accordance with 
condition no. 4. The sustainable drainage scheme shall be managed and 
maintained thereafter in strict accordance with the agreed management and 
maintenance plan. 
6. 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. 
7. No infiltration of surface water drainage into the ground shall be 
permitted except in strict accordance with a scheme that has been submitted 
to and approved in writing by the Local Planning Authority, which may be 
given for those parts of the site where it has been demonstrated that there is 
no resultant unacceptable risk to controlled waters. The development shall be 
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carried out in accordance with the details as are approved prior to first use of 
the development. 
8. No part of the development shall commence until a scheme detailing 
the installation of oil and petrol interceptors has been submitted to and 
approved in writing by the Local Planning Authority. The scheme shall be 
implemented in strict accordance with the details as are approved prior to first 
use of the development. 
9. 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. 
10. 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.  
11. The rating level of any noise generated by air handling plant associated 
with the 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. 
12. No private surface water run off shall be permitted to flow from the 
development site onto the adjoining highway.  An Aco drain or similar shall be 
provided across the approved access to intercept any such run off prior to first 
use of the development. 
13. 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. 
14. No development shall take place until a Service and Delivery 
Management Plan (SDMP) to include (but not limited to) the details of 
frequency of deliveries, type of delivery vehicles to be used, management of 
car parking to facilitate delivery vehicles has been submitted to and approved 
in writing by the local planning authority. The SDMP as agreed shall be 
implemented in accordance with the approved details.  
15. As part of the reserved matters application a scheme detailing the 
construction of the following shall be submitted and approved:   
1) Detailed layout, design, drainage and construction of the proposed new 
footway / carriageway,  
2) Traffic Regulation Order,  
3) Visibility Splays on new access road, 
4) Internal one way system, and 
5) Lighting. 
The scheme as is approved shall be fully implemented prior to first use of the 
development.    
16. 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  
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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. 
17. 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 Implication Assessment ref no. Mackley Davies Associates 
Ltd Rev C, Dated 7 March 2017 
2)  Tree Protection Plan ref no. 14/429/02 Rev B, Dated March 17 
No development or other operations shall take place except in strict 
accordance with the reports as approved. 
18. 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 no later than 
within one month of the approval of these survey results. 
19. The development shall be carried out in strict accordance with the 
detailed Reasonable Avoidance Measures (RAMs) contained with report ref: 
7928.01APPR-Final-10-03-2017 approved as part of this application. 
20. As part of the reserved matters application, details of a scheme of 
suitable badger proof perimeter fencing shall be submitted to and approved in 
writing by the Local Planning Authority. 
 
REASON(S) 
 
1. To comply with the provisions of the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 
2. To comply with Section 92 of the Town and Country Planning Act, 
1990. 
3. To comply with Section 92 of the Town and Country Planning Act, 
1990. 
4. To ensure satisfactory drainage of the site and to avoid flooding. 
5. To ensure satisfactory drainage of the site and to avoid flooding. 
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6. 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. 
7. Run-off from the forecourt area could contain hydrocarbons, this 
condition is required to ensure that only clean run off is allowed to infiltrate 
into the ground. 
8. Run-off from the forecourt area could contain hydrocarbons, this 
condition is required to ensure that only clean run off is allowed to infiltrate 
into the ground. 
9. To protect the amenities of the occupiers of nearby properties. 
10. To protect the amenities of the occupiers of nearby properties. 
11. To protect the amenities of the occupiers of nearby properties. 
12. In the interests of highway safety. 
13. In the interests of highway safety. 
14. In the interests of highway safety. 
15. In the interests of highway safety. 
16. To ensure the work is carried out to accepted arboricultural practices 
for the long term wellbeing of the tree(s). 
17. To protect trees which are of significant amenity value to the area. 
18. To protect named species / habitats / biodiversity which would 
otherwise be damaged / lost by the development hereby permitted. 
19. To protect named species / habitats / biodiversity which would 
otherwise be damaged / lost by the development hereby permitted. 
20. To protect named species / habitats / biodiversity which would 
otherwise be damaged / lost by the development hereby permitted. 
 
NOTE(S) TO APPLICANT 
 
The applicant is advised that compliance with condition no. 9 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. 
 
Applicants are advised that compliance with condition no. 10 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  
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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. 
 
The developer is reminder of the following resposibilites: 
1) Water Resources (control of pollution) (oil storage) (Wales) Regulations 
2016: http://gov.wales/topics/environmentcountryside/epq/waterflooding/oil-
storage-standards/?lang=en 
2) Groundwater Protection documents (which replace GP3) 
https://www.gov.uk/government/collections/groundwater-protection 
3) Dee Water Protection Zone: 
https://www.gov.uk/government/publications/consent-for-a-controlled-activity-
within-the-river-dee-water-protection-zone 
 
The external lighting scheme as required in connection with condition no. 15 
should include the following: 
A) location and height of proposed lighting; 
B) An Isolux diagram for the proposed lighting scheme to a distance to include 
sensitive premises; 
C) Design of columns and any proposed hoods. 
 
You must comply with your duties in section 71ZB (notification of initiation of 
development and display of notice: Wales) of the Town and Country Planning 
Act 1990.  The duties in that section include the following: 
 
Notice of initiation of development 
Before beginning any development to which this planning permission relates, 
notice must be given to the Local Planning Authority in the form set out in 
Schedule 5A to the Town and Country Planning (Development Management 
Procedure) (Wales) Order 2012 or in a form substantially to the like effect.  
The forms set out the details that must be given to the Local Planning 
Authority to comply with this duty. 
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Display of notice 
The person carrying out development to which this planning permission 
relates must display at or near the place where the development is being 
carried out, at all times when it is being carried out, a notice of this planning 
permission in the form set out in Schedule 5B of the Town and Country 
Planning (Development Management Procedure) (Wales) Order 2012 or in a 
form substantially to the like effect. The form sets out the details that the 
person carrying out development must display to comply with this duty.   
 
The person carrying out development must ensure that the notice is:  
a) Firmly affixed and displayed in a prominent place at or near the place 
where the development is being carried out; 
b) Legible and easily visible to the public without having to enter the site; 
and 
c) Printed on durable material.  The person carrying out development 
should take reasonable steps to protect the notice (against it being removed, 
obscured or defaced) and, if need be, replace it. 
This permission is granted subject to the above conditions.  Some conditions 
may require your attention prior to you carrying out any work on the proposal.  
These conditions are known as ""conditions precedent"".  You should be 
aware that it is important that you comply with any ""conditions precedent"".  If 
you do not, then any work you undertake on the development subject of this 
permission would not have planning permission. 
 
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 /0623 
 
 
COMMUNITY: 
Rossett 
 
 
WARD: 
Rossett 

LOCATION: 
BROAD OAK FARM LLYNDIR LANE 
ROSSETT WREXHAM  
LL12 0AU  
 
DESCRIPTION: 
CHANGE OF USE AND CONVERSION 
OF BARNS TO 13 RESIDENTIAL 
UNITS INCLUDING PART 
DEMOLITION, ACCESS AND PARKING 
ARRANGEMENTS 
 
APPLICANT(S) NAME: 
MR S TROWBRIDGE  
 

DATE RECEIVED:  
25/07/2017 
 
 
CASE OFFICER:  
MR 
 
 
AGENT NAME: 
CASSIDY AND ASHTON 
MR GUY EVANS 
 

______________________________________________________________ 
 
This application was reported to committee on the 2nd of July.  Following a 
site visit on the 13th of July Members deferred the application to enable 
further discussions to take place between officers and the applicants 
regarding potential amendments to address the reasons for refusal 
 
The application was presented to Committee after lengthy discussions had 
already taken place between officers and the applicants.  These discussions did 
not produce amendments plans that enabled a positive recommendation and I 
have no reason to believe that further discussions will be productive in so far as 
addressing the first two reasons for refusal.   
 
I maintain that only the traditional buildings on the site (Barns A and B) are 
suitable for conversion, with Barn D being of no merit and even with 
amendments, likely to require extensive alteration and reconstruction in order to 
convert it to residential use.   
 
The applicants have now submitted details that satisfy the concerns of 
Highways and Flood Officer therefore those two reasons for refusal can be 
deleted. 
 
My original report is included below along with an amended 
recommendation.   
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THE SITE 
 

 
PROPOSAL 
 
The application seeks full planning permission for the conversion of agricultural 
buildings to 13 no. residential units including part demolition, access and 
parking arrangements.    
 
HISTORY 
 
None relevant.  
 
DEVELOPMENT PLAN 
 
Within Green Barrier and Special Landscape Area.  UDP policies EC1, EC5, 
EC12, GDP1, H3 and T8 apply. 
LPG 03 – Converting Rural Buildings, LPG 13 – Housing in the Countryside, 
LPG 16 – Parking Standards, LPG 21 – Space Around Dwellings. 
 
CONSULTATIONS 
 
Community Council: No objection.      
Local Member:  Notified 10.08.2017.  Supports the proposal.  
Welsh Water: No objection.  Condition recommended to ensure no 

surface/land water connected to the local drainage 
network. 

 
 
 

  

Page 37



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING OFFICER – 30th July 2018 
 
Highway Authority: The proposal has not demonstrated provision of the 

required passing places and insufficient information 
has been submitted to adequately demonstrate the 
highway improvements required along the site 
frontage.  In the absence of this information, the 
application has not demonstrated that there would 
be no resultant adverse impacts to highway safety 
and would conflict with UDP Policy GDP1 (d).      

Public Protection: No objection subject to conditions. 
Ecology:   No objection  subject to conditions.    
Conservation:  Further details required.  
Flood:  Insufficient information has been submitted to 

demonstrate that the proposal would not require 
culverting or the diversion of a ditch.  In the absence 
of this information it has not been demonstrated that 
the proposal would not result in adverse impacts, 
having regard to an increase in flood risk.    

NRW:     No objection subject to conditions. 
Network Rail:   Condition recommended.  
Ramblers Association: Proposal must not divert or block footpaths Burton 1 

and Burton 3.  
CPAT:  Level 1 Photographic Survey recommended should 

be carried out.  
Press Notice:   Expired 01.09.2017 
Neighbours: 3 no. representations received, 2 from the same 

property.  Concerns raised include the site is no 
longer in agricultural use, uncertainty over potential 
proposed use of the adjacent site, visual intrusion 
into the landscape, loss of openness to the green 
barrier, overdevelopment of the site, poor design 
and layout, landscaping has not been adequately 
considered, no modelling undertaken to assess flood 
risk, concerns raised in regards to surface water and 
flooding, the structural integrity of the buildings are 
questioned, dwellings should be resisted in green 
barrier, no evidence submitted to demonstrate the 
site has been marketed, the proposal does not meet 
principal planning policy, possibility that the scheme 
is trying to avoid paying an affordable housing 
contribution by excluding the adjacent site from the 
proposal, unsustainable location, highway problems 
created on access routes to and from the site, poor 
accessibility, no contamination report or tree report 
submitted, proposal would worsen the existing 
drainage problems in the area. 
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SPECIAL CONSIDERATIONS 
 
Principle:   
 
Green Barrier 
 
The site is located within designated green barrier to which Policy EC1 of the 
UDP applies.   
 
As part of the scheme the proposal would involve demolishing a number of 
buildings, which would reduce the massing and built form on the site.  The 
proposed site is considered to be contained within the existing footprint and 
would not extend or encroach any further into open countryside, beyond the 
existing.   
 
The impact on the green barrier is considered to be appropriate and would not 
result in harm to existing levels of openness. 
 
Barn Conversions 
 
Wrexham Local Planning Guidance 03 advises that there are some buildings 
not suitable for conversion, including those which are structurally unsound, 
unsuitable in terms of size and form of construction and at risk of flooding.   
 
The application seeks to convert 3 no. buildings, construct 3 no. buildings and 
demolish 5 no. buildings and 2 no. structures.  The existing site layout with the 
barns annotated is shown below.  Barns A, B and D are proposed for retention 
and conversion.  The remainder are proposed for demolition.  
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Barn D  
 
Barn D is considered to be of little architectural or historic merit.   
 
Whilst the Conservation Officer states that the building as such can 
accommodate a greater degree of alteration without compromising the 
character of the site, LPG 03 states that some buildings of a particular form and 
construction will not be suitable for conversion.   
 
Furthermore, where the building has no traditional or original features of merit, 
the design of any conversion should reflect the vernacular character and 
appearance of other buildings in the locality.   
 
Barn D is a modern, single storey red brick building with what appears to be 
metal vents along each elevation.  Photographs of the building are shown 
below.  
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The building is considered has no features of merit or interest which would be 
worthy of retention.  In order to facilitate the conversion of the building, the 
entire roof would need replacing, as would a large extent of the walls in order to 
remove the metal vents and replace with openings.   
 
A calculation as to the total amount of re-build required to facilitate the 
conversion of this building has not been undertaken, however it would appear 
that the extent at this stage would be relatively significant.   
 
The extent of openings and glazing proposed is also considered to be 
significant, particularly in the context that there appear to be hardly any 
openings in the existing building as it stands.  
 
It is considered that the cumulative amount of re-building and insertion of new 
openings required to facilitate the proposal would be extensive and would go 
above what is considered to be reasonable by virtue of conversion.  
 
It is considered that the resultant appearance of the building would be domestic 
in nature and more akin to bungalows or dwellings located within small 
suburban estates.   
 
The proposal would conflict with Wrexham UDP Policy H3 which, amongst other 
criteria, seeks to ensure that any building subject of conversion is structurally  
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sound and capable of conversion without extensive re-building tantamount to 
the erection of a new dwelling.  
 
The proposal would also conflict with LPG 03 as it is considered to be 
unsuitable by virtue of its form of construction and having no traditional features 
of merit.  The resultant design and layout of this building is considered would 
therefore adversely impact on the character and appearance of this countryside 
locality.   
 
Barns A and B 
 
Barns A and B are considered to be more traditional in appearance and 
construction with original features, worthy of retention.   

 
There are already existing openings serving both buildings with some of the 
walls having traditional exterior patterns.   
 
The submitted Structural Survey states that the entire roof of Barn A would 
need replacing, as do the roof trusses of Barn B.   
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Provided the re-building of the walls are considered to be limited and any 
replacement of the roofs are proportionate to the original in terms of scale and 
height, the conversion of these buildings are considered could be acceptable in 
principle.   
 
Parking Barns 
 
Three parking barns are proposed as part of the application, involving the 
construction of three new buildings.  No existing buildings would be utilised to 
facilitate provision of these, conflicting with the guidance set out within LPG 03.   
 
The proposed Site Layout Plan is shown below.  
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Conclusion 
 
The proposal, by virtue of the existing appearance and form of construction of 
the single storey building known as Barn D, is considered would be unsuitable 
for conversion.   The extent of re-building and alteration that is required to 
restore the single storey building referred to as Barn D to a habitable condition, 
is considered would be tantamount to the erection of new dwellings outside a 
settlement limit which would conflict with UDP Policies H3 and H5 of the UDP 
and the provisions set out within LPG 03 and 13.    
 
Overall the cumulative re-build, alteration and construction of new buildings, by 
virtue of the resultant design, layout and appearance as well as the associated 
curtilages, is considered would adversely impact on the character and 
appearance of this open countryside location, the built form and surrounding 
landscape. The proposal would be contrary to Policies H3 and H5 of the 
Wrexham UDP and the provisions set out within Local Planning Guidance 
Notes 03 and 13.   
 
Visual and Residential Amenities: The submitted Site Layout Plan shows the 
private amenity space serving units 4 – 6 would be along the frontage of these 
properties, adjacent to the access road leading into the site and visible form the 
adjacent highway.  
 
Detailed consideration would need to be given to boundary treatments to 
ensure these do not compromise the traditional character and appearance of 
this part of the conversion complex, particularly given its highly prominent 
appearance from the street scene.     
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The amenity space provided for units 7 – 8 is not considered to be appropriate 
at this stage, resulting in overlooking into these garden areas and potential 
noise and disturbance to the occupants of these properties as a result of car 
parking and a proposed access point into this part of the site.  An alternative 
solution should be considered.   
 
Highway Safety: The proposal has not demonstrated provision of the required 
passing places and insufficient information has been submitted to adequately 
demonstrate the highway improvements required along the site frontage.  In the 
absence of this information, the application has not demonstrated that there 
would be no resultant adverse impacts to highway safety and would conflict with 
UDP Policy GDP1 (d).      
 
Ecology: No objection subject to conditions.  
 
Drainage: Insufficient information has been submitted to demonstrate that the 
proposal would not require culverting of an existing watercourse.  In the 
absence of this information it has not been demonstrated that the proposal 
would not result in an increased risk of flooding. 
 
Conclusion: The principle of development is not considered to be acceptable 
and there are no material considerations which would outweigh the conflict with 
local plan policy in allowing approval of this scheme.   
 
 
RECOMMENDATION:  That permission be REFUSED 
 
 
REASON(S) 
 
1. The proposal, by virtue of the existing appearance and form of 
construction of the single storey building known as Barn D, is considered would 
be unsuitable for conversion.   The extent of re-building and alteration that is 
required to restore the single storey building referred to as Barn D to a habitable 
condition, is considered would be tantamount to the erection of new dwellings 
outside a settlement limit which would conflict with UDP Policies H3 and H5 of 
the UDP and the provisions set out within LPG 03 and 13. 
2. The cumulative re-build, alteration and construction of new buildings, by 
virtue of the resultant design, layout and appearance as well as the associated 
curtilages, is considered would adversely impact on the character and 
appearance of this open countryside location, the built form and surrounding 
landscape. The proposal would be contrary to Policies H3 and H5 of the 
Wrexham UDP and the provisions set out within Local Planning Guidance 
Notes 03 and 13. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0223 
 
 
COMMUNITY: 
Rossett 
 
 
WARD: 
Rossett 

LOCATION: 
BROAD OAK FARM LLYNDIR LANE 
ROSSETT WREXHAM  
LL12 0AU  
 
DESCRIPTION: 
CONVERSION OF BARNS 
(INCLUDING PART DEMOLITION) TO 
FORM 5 NO. DWELLINGS, ACCESS 
ARRANGEMENTS AND ASSOCIATED 
WORKS 
 
APPLICANT(S) NAME: 
MR S TROWBRIDGE  
 

DATE RECEIVED:  
21/03/2018 
 
 
CASE OFFICER:  
MR 
 
 
AGENT NAME: 
CASSIDY AND ASHTON 
MR GUY EVANS 
 

______________________________________________________________ 
 
This application was reported to committee on the 2nd of July.  Following a 
site visit on the 13th of July Members deferred the application to enable 
further discussions to take place between officers and the applicants 
regarding potential amendments to address the reasons for refusal 
 
The application was presented to Committee after lengthy discussions had 
already taken place between officers and the applicants.  These discussions did 
not produce amendments plans that enabled a positive recommendation and I 
have no reason to believe that it further discussions will be productive in so far 
as addressing the first two reasons for refusal.   
 
I maintain that only the traditional building (Barns C) is suitable for conversion, 
with the others being of no merit.  Even with amendments to the proposals they 
are likely to require extensive alteration and reconstruction in order to convert to 
residential use.  
 
The applicants have now submitted details that satisfy the concerns of 
Highways and Flood Officer therefore those two reasons for refusal can be 
deleted.  The applicants have not submitted any further ecological information 
therefore the proposals remain unacceptable in so far as not demonstrating that 
the development can take place without adversely impacting upon bats.   
 
My original report is included below along with an amended 
recommendation.   
 
_______________________________________________________________ 
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THE SITE 

 
PROPOSAL 
 
The application seeks full planning permission for the conversion of barns 
(including part demolition) to form 5 no. dwellings, access arrangements and 
associated works.      
  
HISTORY 
 
None relevant.  
 
DEVELOPMENT PLAN 
 
Within Green Barrier.  UDP policies EC1, EC4, EC5, EC12, GDP1, H3 and T8 
apply. 
LPG 03 – Converting Rural Buildings, LPG 13 – Housing in the Countryside, 
LPG 16 – Parking Standards, LPG 21 – Space Around Dwellings. 
 
CONSULTATIONS 
 
Community Council: No objection.      
Local Member:  Notified 23.03.2018.  Supports the proposal.  
Welsh Water: Applicant intends on using a private treatment 

works. 
Education:  Contribution required for the nearest C.P School and 

secondary school. 
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Highway Authority: The proposal has not demonstrated provision of the 

required passing places and insufficient information 
has been submitted to adequately demonstrate the 
highway improvements required along the site 
frontage.  In the absence of this information, the 
application has not demonstrated that there would 
be no resultant adverse impacts to highway safety 
and would conflict with UDP Policy GDP1 (d).      

Public Protection: No objection subject to conditions. 
Ecology: The submitted Bat Survey describes a preliminary 

assessment of buildings carried out in February 
2018.  The photographs show the presence of snow 
on the ground, which are not suitable conditions to 
carry out the required work.  The chance of finding 
bat signs in such conditions is greatly limited.  It 
would be more appropriate for the site to be re-
surveyed in suitable conditions and that building 2 is 
subject to a minimum of 2 summer dawn/dusk 
surveys as the presence of bats cannot be ruled out 
by visual inspections. Refusal recommended. 

Conservation: The buildings scheduled for conversion have little 
architectural or historic interest, making little 
contribution to the character of the surrounding area.   

 Concerns raised in regards to relationship between 
this application site and the adjacent site, as well as 
the landscape design.    
Boundary treatments not specified in the application.  

Trees: Conditions recommended.  
Flood:  The drainage report only covers the adjacent site 

and does not make provision for this application.  
Details required of how surface water will be 
managed from this element of the site.  

NRW:     No objection subject to conditions. 
CPAT:  Level 1 Photographic Survey recommended should 

be carried out.  
Neighbours: No representations received.   
 
SPECIAL CONSIDERATIONS 
 
Principle:   
 
Green Barrier 
 
The site is located within designated green barrier to which Policy EC1 of the 
UDP applies.   
 
As part of the scheme the proposal would involve demolishing a number of 
buildings, which reduces the massing and built form on the site.  The proposed 
site is considered to be relatively well contained, however, the red edge on the  
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north western boundary in particular extends further into green barrier than what 
is considered necessary and this should be reduced. 
 
The impact on the green barrier is considered to be appropriate on the whole 
and would not result in harm to existing levels of openness. 
 
Barn Conversions 
 
Wrexham Local Planning Guidance 03 advises that there are some buildings 
not suitable for conversion, including those which are structurally unsound, 
unsuitable in terms of size and form of construction and at risk of flooding.   
 
The application seeks to convert 4 no. buildings, construct 1 no. building and 
demolish 2 no. buildings.  Part of some of the buildings proposed for conversion 
would be demolished.  The existing site layout plan is shown below.   
 

 
Barns E, F and G  
 
Barns E, F and G are considered to be of little architectural or historic merit.   
 
LPG 03 states that some buildings of a particular form and construction will not 
be suitable for conversion.   
 
Furthermore, where the buildings have no traditional or original features of 
merit, the design of any conversion should reflect the vernacular character and 
appearance of other buildings in the locality.   
 
Barns E, F and G are modern, single storey red brick buildings.  Photographs 
shown below.  
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Barn E 

Barn F 
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Barn F and part of Barn G 

Part of Barns E and D 
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Some parts of the roof structure is missing on some of the buildings and there 
are also metal vents attached to these building, similarly to the vents attached 
to Barn D, as part of the application running in conjunction with this application.   
 
The buildings are considered have no features of merit or interest which would 
be worthy of retention.  In order to facilitate the conversion of the buildings, the 
roofs would need replacing in parts, as would a large extent of the walls in order 
to remove and replace the metal vents with openings, as well as to facilitate the 
demolition of some parts of the buildings.   
 
A calculation as to the total amount of re-build required to facilitate the 
conversion of this building has not been undertaken, however it would appear 
that the extent at this stage would be relatively significant.   
 
The extent of openings and glazing proposed is also considered to be 
significant, particularly in the context that there appear to be hardly any 
openings in some parts of the existing buildings as it stands.     
 
It is considered that the cumulative amount of re-building and insertion of new 
openings required to facilitate the proposal would be extensive and would go 
above what is considered to be reasonable by virtue of conversion.  
 
It is considered that the resultant appearance of the buildings would be 
domestic in nature and more akin to bungalows or dwellings located within 
small suburban estates.   
 
The emphasis in any conversion scheme must be upon demonstrating that the 
building in its present form is suitable for the proposed new use. There is a 
presumption against large extensions to the building itself and against the 
erection of new ancillary structures within and adjoining the curtilage.   
 
The proposal would conflict with Wrexham UDP Policy H3 which, amongst other 
criteria, seeks to ensure that any building subject of conversion is structurally 
sound and capable of conversion without extensive re-building tantamount to 
the erection of a new dwelling.  
 
The proposal would also conflict with LPG 03 as the buildings are considered to 
be unsuitable by virtue of their form of construction and having no traditional 
features of merit.  The resultant design and layout of these buildings are 
considered would therefore adversely impact on the character and appearance 
of this countryside locality.   
  
Barn C 
 
Part of Barn C is considered to be more traditional in appearance and 
construction with original features, worthy of retention.   
 
There are already existing openings serving part of the building.   
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Whilst part of the building would require demolition in order to facilitate the 
conversion, this element of the scheme is not considered to be as harmful to the 
character and appearance of the building, or the countryside.   
 
Provided the re-building of the walls are considered to be limited and any 
replacement of the roofs are proportionate to the original in terms of scale and 
height, the conversion of this building is considered could be acceptable in 
principle.   
 
Parking Barn 
 
One new parking barn is proposed as part of the application, involving the 
construction of 1 new building.  No existing buildings would be utilised to 
facilitate provision of this, conflicting with the guidance set out within LPG 03. 
 
The proposed site layout is shown below.  

 
Conclusion 
 
The overall form and type of construction of the existing single storey buildings 
on site are not considered to make a positive contribution to the character and 
appearance of the area or the surrounding landscape and are not considered 
worthy of retention.    
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Furthermore, the extent of re-building and alteration required to restore the 
existing buildings to a habitable condition, is considered would be tantamount to 
the erection of new dwellings outside a settlement limit.  The proposal would 
conflict with UDP Policies H3 and H5 as well as the provisions set out within 
Local Planning Guidance Notes 03 and 13.    
 
The cumulative re-build, alteration and construction of new buildings, by virtue 
of the resultant design, layout and appearance as well as their associated 
curtilages, is considered would alter the character and appearance of this open 
countryside location, the built form and surrounding landscape. The proposal 
would be contrary to Policies H3 and H5 of the Wrexham UDP and the 
provisions set out within Local Planning Guidance Notes 03 and 13.     
 
Visual and Residential Amenities: The submitted Site Layout Plan shows the 
private amenity space serving units 1, 2, 4 and 5 would be significant and 
disproportionate to the size of the units and site itself.   
 
Detailed consideration would need to be given to boundary treatments along the 
access road into the site, to ensure these do not compromise the traditional 
character and appearance of this part of the conversion complex, particularly 
given its highly prominent appearance from the street scene.     
 
Unit 1 would result in overlooking into the proposed amenity space serving units 
4 - 6 and this should be re-considered as part of any revised scheme.  
 
The Conservation Officer raises concerns with the proposed landscape design.  
Proposals to create irregularly defined and extensive residents courtyards will 
serve as large informal parking areas on the main approach into the site, 
creating swathes of unbroken hard landscaping.  Store rooms and communal 
bin stores are sporadically placed within both sites 1 and 2 and dominate the 
central circulation space.   
 
Highway Safety: The proposal has not demonstrated provision of the required 
passing places and insufficient information has been submitted to adequately 
demonstrate the highway improvements required along the site frontage.  In the 
absence of this information, the application has not demonstrated that there 
would be no resultant adverse impacts to highway safety and would conflict with 
UDP Policy GDP1 (d).      
 
Ecology:  The submitted Bat Survey describes a preliminary assessment of 
buildings carried out in February 2018.  The photographs show the presence of 
snow on the ground, which are not suitable conditions to carry out the required 
work.  The chance of finding bat signs in such conditions is greatly limited.  It 
would be more appropriate for the site to be re-surveyed in suitable conditions 
and that building 2 is subject to a minimum of 2 summer dawn/dusk surveys as 
the presence of bats cannot be ruled out by visual inspections. Refusal 
recommended. 
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Drainage: Insufficient information has been submitted to demonstrate that the 
proposal would not require culverting of an existing watercourse.  In the 
absence of this information it has not been demonstrated that the proposal 
would not result in an increased risk of flooding. 
 
Conclusion: The principle of development is not considered to be acceptable 
and there are no material considerations associated with the scheme which 
would outweigh the conflict with local plan policy.   
 
 
RECOMMENDATION:  That permission be REFUSED 
 
REASON(S) 
 
1. The overall form and type of construction of the existing single storey 
buildings on site are not considered to make a positive contribution to the 
character and appearance of the area or the surrounding landscape and are not 
considered worthy of retention.  Furthermore, the extent of re-building and 
alteration required to restore the existing buildings to a habitable condition, is 
considered would be tantamount to the erection of new dwellings outside a 
settlement limit.  The proposal would conflict with UDP Policies H3 and H5 as 
well as the provisions set out within Local Planning Guidance Notes 03 and 13. 
2. The cumulative re-build, alteration and construction of new buildings, by 
virtue of the resultant design, layout and appearance as well as their associated 
curtilages, is considered would alter the character and appearance of this open 
countryside location, the built form and surrounding landscape. The proposal 
would be contrary to Policies H3 and H5 of the Wrexham UDP and the 
provisions set out within Local Planning Guidance Notes 03 and 13. 
4. Insufficient information has been submitted with the application to 
adequately assess the impact of the proposal having regard to the presence of 
bats on the site.  The proposal would not accord with UDP Policy EC6. 
 
______________________________________________________________
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APPLICATION NO: 
P/2017 /0951 
 
 
COMMUNITY: 
Llay 
 
 
WARD: 
Llay 

LOCATION: 
1 CAE PENTRE SINGRETT HILL 
LLAY WREXHAM  
LL12 8RL  
 
DESCRIPTION: 
DEMOLITION OF EXISTING 
WORKSHOP AND APPLICATION 
FOR OUTLINE PLANNING 
PERMISSION TO ERECT 1 NO. 
DETACHED DWELLING (WITH ALL 
MATTERS RESERVED) 
 
APPLICANT(S) NAME: 
MR & MRS PERCIVAL  
 

DATE RECEIVED:  
20/11/2017 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
BLUEPRINT LTD 
MR DAFYDD EDWARDS 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Outline planning permission is sought for the demolition of a garage/workshop 
building and for the erection of a single dwelling house with associated  
 

Hatched area indicates application 
site 

Black line – land within applicants 
controls 
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parking and access.  The proposal is submitted with all matters reserved for 
further approval.   
 
HISTORY 
 
6/11016 Closure of existing access and formation of new access.  

Withdrawn 
6/11261 Extension to dwelling and provision of garage for heavy goods 

vehicle and car for residential use.  Alteration to existing access.   
Granted 27.09.1984 

6/20804 Parking and provision for 4 no. HGVs (partly in retrospect).   
Granted 08.02.1993 

6/22085 Parking provision and HGV operating centre for four HGVs (in 
retrospect).  Allowed on appeal. 

P/2008/0191 Siting of static caravan (in retrospect).  Refused 21.04.2008 
 
PLANNING POLICY 
 
The site is located outside any defined settlement limit and in an area defined 
as Green Barrier.  Policies PS1, PS2, PS3, PS4, GDP1, EC1, H5, EC13 and 
T8 are relevant.  Guidance is also contained in Local Planning Guidance 
Notes 13 - 16 – Parking Standards and 21 – Space Around Dwellings.   
 
CONSULTATIONS 
 
Community Council: Consulted 20.11.2017  
Local Member: Cllr R. Walsh has requested that the 

application be reported to the Planning 
Committee. 

 Cllr B. Apsley notified 20.11.2017 
Site notice:    Expired 13.12.2017 
Press notice:    Expired 23.12.2017 
Highways: No objection.  Visibility could be achieved 

from the site access in accordance with 
Welsh Government standards in a southerly 
direction.  Visibility to the north is 
substandard and cannot be significantly 
improved without involving land in third 
party ownership.  Parking and turning 
provision could be accommodated on the 
site in accordance with LPG16. 

Public Protection: No objection.  Informatives required in 
relation to potential unidentified 
contamination and construction nuisance 
matters. 

NRW: No objection. 
Welsh Water: Consulted 20.11.2017  
Neighbouring occupiers:  Three neighbouring occupiers notified.  
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SPECIAL CONSIDERATIONS 
 
Background:  The site in question appears to form part of the residential 
curtilage of no. 1 Cae Singrett.  The site has previously been used as an 
operational and storage base for up to 4 HGVs, the large building which is 
proposed to be demolished being the associated workshop.  The planning 
history suggests that this use commenced around the mid 1980s, however I 
have no information before me to suggest when this use ceased.  The 
immediate curtilage of the dwelling and the workshop now appear as one with 
a shared parking and access.    
 
Policy:   
 
Principle of development 
 
Policy PS1 of the UDP directs all new residential development to within 
defined settlement limits.  Residential development in the open countryside is 
permitted in limited circumstances where it is as a result of conversion of an 
existing suitable building, replacement of an existing dwelling, limited infilling, 
key worker dwellings or instances of justified affordable housing.  Policy H5 
refers.  The proposed development does not accord with either of these 
policies and therefore represents a departure from the adopted development 
plan. 
 
Housing need 
 
PPW requires local planning authorities to ensure that sufficient land is 
genuinely available or will become available to provide a 5 year supply of land 
for housing.  Members will be aware that under the provision of TAN1: Joint 
Housing Land Availability Studies (JHLAS) the Council has a statutory duty to 
monitor housing land supply on an annual basis in the form of a JHLAS.  In 
accordance with paragraph 8.1 of TAN1 (Jan 2015), Wrexham County 
Borough Council is now unable to demonstrate whether it has a 5 year 
housing land supply because the UDP plan period has expired.  In this regard, 
as policy PS1 of the UDP was worded on this basis of population projections 
and housing allocations at the time of its adoption, the inability for the Council 
to now demonstrate a sufficient supply of land means that its requirements 
can no longer be met within existing defined settlements.  As such policy PS1 
is out of date and can therefore now only be afforded limited weight in this 
instance. 
 
Green Barrier 
 
Policy EC1 of the UDP only permits development within green barriers if it is 
for ‘…agriculture, forestry, essential facilities for outdoor sport and recreation, 
cemeteries and other use of land which maintain the openness of the Green 
Barrier and do not conflict with the purposes of including land within it’. 
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Planning Policy Wales (PPW) also defines the types of acceptable 
development in green barriers in line with those set out in policy EC1.  I am  
satisfied that the proposal does not fall within any of those development types 
specified and is therefore inappropriate development by definition.   
 
Both policies EC1 and PPW allow other uses in the green barrier where it can 
be demonstrated that openness is maintained.  Openness is considered to be 
a key attribute of green barriers and whilst not specifically defined in planning 
policy it has previously been accepted that it relates to the absence of urban 
sprawl and encroachment into the countryside.  It has further been accepted 
that openness does not purely relate to the impact of a development upon the 
landscape character. 
 
Previously Developed Land (PDL) 
 
PPW also states that previously developed (or brownfield) land should, 
wherever possible, be used in preference to greenfield sites.  Many of these 
site should be considered acceptable because they will promote sustainability 
objectives.  These could be in and around existing settlements, in suburban 
areas close to public transport and where redevelopment may facilitate the 
regeneration of existing communities.  The definition of PDL does state that 
not all sites may be acceptable for development as other location issues may 
outweigh the benefits of developing the land.      
 
I do not consider that the redevelopment of the site for residential purposes is 
acceptable.  In accordance with PPW, housing development should be 
directed to sites which are well integrated with and connected to the existing 
pattern of settlements.  New house building and other new development in the 
open countryside, away from established settlements, should be strictly 
controlled.   I do not consider that the erection the dwelling would be in a 
sustainable location, it is not directly accessible to nearby community facilities 
and would put a heavy reliance on future occupiers to use a motor vehicle.  I 
am satisfied that the erection of a single dwelling would make a negligible 
impact upon the Council’s housing requirements and would have limited 
positive environmental and social impacts upon the wider locality.  For this 
reason I do not consider that principle of a residential new build in this location 
is acceptable.  
 
Highways:  All detailed matters are sought for further approval.  I am satisfied 
that an access could be provided to the site frontage which could serve both 
the existing dwelling (in applicant’s ownership).  Highways are of the opinion 
that the traffic generation from the site would be marginally higher than the 
existing lawful use.  There has been a previous decision issued by the 
Planning Inspectorate which accepted a certain increased level of use of the 
access.  It is considered that the visibility could be improved to the south and 
a condition imposed to secure this ultimately resulting in an improvement to 
the north.  I am satisfied that this would make any resulting detailed design 
acceptable. 
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Parking and turning for the proposed and existing dwelling is achievable and a 
suitably worded condition can be imposed to ensure that the layout of the 
existing dwelling parking provision is achievable. 
 
Other matters:  The site is located some 250m from the A483(T).  Public 
Protection have requested a scheme of noise mitigation.  I consider that the 
proximity to the road is a material consideration and whilst inhabitants may be 
affected by the road noise, it could be adequately mitigated by design.   
 
There are no arboricultural concerns. 
   
Conclusion:  I am satisfied that the principle of residential development in 
this location is unacceptable.  It does not adhere to the locational 
requirements set out in local and national planning policy in relation to the 
erection of new dwellings.  I consider that the benefit of this single dwelling to 
the Council’s housing supply needs is negligible and carries little weight when 
considered against the harm that would be caused to the openness of the 
green barrier and the sustainability aims laid out in PPW.  I recommend 
accordingly. 
 
 
RECOMMENDATION:  That permission be REFUSED 
 
 
REASON(S) 
 
1. The development is located outside any defined settlement limit and 
does not accord with the Council's strategic policies for the location of new 
residential development.  Whilst the Council acknowledge its shortfall in 
allocated land to demonstrate a 5 year housing land supply, it considers that 
the scale of this development will not make a significant contribution to this 
shortfall which would outweigh this strategy.  As such, the development is 
considered to be contrary to policy PS1, PS2, PS3, PS4 and H5 of the 
Wrexham Unitary Development Plan. 
2. The development is proposed within area designated as green barrier.  
The proposal is considered to be inappropriate development as defined by 
Planning Policy Wales and would not accord with the requirements of policy 
EC1 of the Wrexham Unitary Development Plan. 
 
______________________________________________________________
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APPLICATION NO: 
P/2017 /1054 
 
 
COMMUNITY: 
Llay 
 
 
WARD: 
Llay 

LOCATION: 
LAND AT HOME FARM GRESFORD 
ROAD LLAY WREXHAM  
LL12 0NW  
 
DESCRIPTION: 
APPLICATION FOR APPROVAL OF 
RESERVED MATTERS PURSUANT 
TO OUTLINE PLANNING 
PERMISSION P/2014/0905 - 
ACCESS, APPEARANCE, 
LANDSCAPING, LAYOUT AND 
SCALE FOR THE ERECTION OF 362 
DWELLINGS ON ALL PHASES, 
INCLUDING 25% AFFORDABLE 
HOUSING, PUBLIC OPEN SPACE, 
PLAY FACILITIES, ASSOCIATED 
WORKS INCLUDING SURFACE 
WATER ATTENUATION BASINS AND 
THE ERECTION OF TWO SUB-
STATIONS 
 
APPLICANT(S) NAME: 
MS JANE ASPINALL  
BELLWAY HOMES LTD (NW 
DIVISION) & ANWYL 
CONSTRUCTION CO LTD 
 

DATE RECEIVED:  
21/12/2017 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
LICHFIELDS 
MRS REBECCA HILTON 
 

______________________________________________________________ 
P/2017/1054 
THE SITE 
 
Land at Home Farm, Gresford Road, Llay, Wrexham, LL12 0NW 
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PROPOSAL 
 
The application seeks approval for the matters reserved for subsequent 
approval by outline planning permissions P/2014/0905 (appeal reference 
APP/H6955/A/16/3147116) namely access, appearance, landscaping, layout 
and scale.  In addition, the application also seeks approval for the details 
required by the following planning conditions: 
 

• Condition 2 (Phasing) 
• Condition 8 (Ecological Management Plan) 
• Condition 9 (Invasive Species) 
• Condition 12 (Arboricultural Method Statement and Tree Protected 

Plan) 
• Condition 16 (Travel Plan) 
• Condition 18 (Noise) 
• Condition 21 (Public Open Space) 
• Condition 22 (Landscape Management Plan) 

 
HISTORY 
 
P/2014/0905 Outline application for 365 dwellings and erection of 300 square 

metre retail unit – all detailed matters reserved.   
Refused 5.10.2015.  Allowed on appeal 26.6.2017 

 
 

Application site Land subject to outline 
permission but not reserved 

matters application 
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DEVELOPMENT PLAN 
 
Outside of settlement limit.  Policies PS1, PS2, GDP1, GDP2, EC2, EC4, 
EC6, H5, H7, S6, S7, CLF5, CLF7, T8 and MW9 apply. 
 
CONSULTATIONS 
 
Llay Community Council:  Consulted 28.12.18.  Consulted about 

amended plans 29.5.2018 
Gresford Community Council: Concerns raised were about the increase in 

traffic to be generated through Gresford 
Village by the development in particular 
down the Griffin Hill. There would need to 
be signage along Clapper’s Lane and down 
the Giriffin Hill for no large vehicles. 
Concern was also raised about the 
proposed retail park on the site and the lack 
of detail and information concerning this. 
Access on to the road was also lacking in 
detail and this gives rise to concerns. Detail 
is needed about road improvements and 
safe access on to roads. 

Rossett Community Council: No objections. 
Councillor Bryn Apsley: Notified 28.12.17.  Notified about amended 

plans 29.5.2018   
Councillor Robert Walsh: Notified 28.12.18.  Notified about amended 

plans 29.5.2018   
Councillor Hugh Jones:  Notified 28.12.17  
Councillor Russ Gilmartin:  I would object to this.  

• Firstly, if it’s being pushed through by 
Government to increase affordable 
housing then I don't think 25% of this 
development is adequate. I fear the Alyn 
family doctors who provide health 
service to Llay, Gresford, Marford, and 
Rossett are already working to capacity; 
having so many new houses in the area 
would cause a huge strain on their 
service. 

• There is not enough schools in the area 
to cope with the demand for a 
development of this size with, some local 
residents already finding it difficult to get 
their child a place at their desired school. 
It brings into questioning, how far should 
a child have to travel to go to school? 

• Infrastructure - I don't feel the roads 
surrounding the development are 
adequate to support it, these roads are 
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links between villages that have doubled 
in size over the years. Having such a 
large housing estate and more cars on 
the road would be disastrous for the flow 
of traffic. 

• Would this development have enough 
public transport links? Public transport in 
the area would need increasing to 
support demand. 

• I also think local residents, particularly 
those in Llay should have their concerns 
listened to. 

Public Protection: The noise attenuation measures detailed in 
the noise report should be implemented in 
order to protect the amenity of future 
occupiers. 

Highways:    Have made the following comments: 
• The initial indicative proposals 

showed a three arm roundabout off 
both the Straight Mile and Gresford 
Road.   The developer has now 
revised these proposals to show a 
right hand turn ghost island access 
into the site off the Straight Mile and 
a priority T junction off the Gresford 
Road.  

• The design of both junctions will fully 
comply with DMRB TD 42/95 
highway standards. To complement 
both junctions a comprehensive 
scheme of speed reduction 
measures will be introduced. A 
suitably worded condition will ensure 
the details are submitted by the 
applicant for prior approval the 
Council. 

• The design of the internal site layout 
is in accordance with current Council 
guidelines. 

• However it is noted that there are no 
footway links towards Crown 
Crossroads from the Northern area of 
the site through what the 
development plans now show to be a 
‘future retail development’. 

• There is no indication as to when this 
footway link to the Crown crossroads 
will be completed.  

• There is a lack of pedestrian / cycle 
facilities at the Crown crossroads 
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junction – this will have to be 
addressed when the developer seeks 
to discharge Condition 15 which 
requires the submission of a’ detailed 
scheme to improve the junction of 
B5102, the B5373 and Chapel Lane’   

• There is nothing within the current 
application which considers how the 
development site will link into or 
complement the existing Active 
Travel route.  A development of this 
size should also help fund the 
proposed Active Travel route.    

• A scheme of pedestrian / cycleway 
improvements will need to be 
submitted to ensure that the site is 
fully sustainable. These issues can 
be dealt with by an appropriately 
worded condition. 

• Since being granted planning 
approval in 2017 the frequency of the 
bus service in the vicinity of the site 
has significantly reduced.  The no. 34 
bus now only passes the site 3 times 
a day and only 3 days a week.  The 
site is not therefore as sustainable as 
at the time of the appeal hearing and 
the developer should therefore be 
considering how to improve the bus 
service provision to the site. 

• Conditions recommended. 
WG (Trunk Roads):   Does not issue a direction. 
Parks, Countryside &RoW:  Consulted 28.12.17 
Housing:    Consulted 11.1.2018 
Flood Management Officer: For the purposes of discharging the 

condition in relation to site layout, I am 
satisfied that the submitted information 
demonstrates suitable inclusion of surface 
water management features when 
considering the indicative layout provided. 
Detailed drainage design, implementation 
and management of the surface water 
system will be considered in when 
discharging condition 13. 

Design Commission for Wales: Submitted the following comments in 
respect of the initial site layout: 

     Natural Surveillance   
• Generally the properties are well 

orientated to overlook streets, public 
spaces and boundaries; 
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• It is positive that properties on the 

eastern edge face outwards as this 
presents a positive edge to the 
development; 

• Some units have blank side elevations.  
All corner units should positively address 
both exposed edges, providing good 
natural surveillance from inhabited 
rooms; 

Character 
• The proposals divert the road into a 

roundabout arrangement, thus disrupting 
the ‘straight mile’. The roundabout in this 
location introduces a lot of road 
infrastructure at the entrance and, while 
the properties have been arranged quite 
well to address the entrance, the road is 
dominant. 

• The strongest features of the proposed 
layout are the central open space, the 
avenue approach from Gresford Road 
and, to a lesser extent, the approach 
from Straight Mile road. The design 
features of the avenues need to be 
protected into delivery to ensure the 
trees and verges are delivered. 

• A variety of house types, materials and 
decorative features are proposed for 
different character areas, however 
variety across the three character areas 
is not distinct and it is unclear how they 
have been derived. 

• The variations in building appearance 
alone are not be sufficient to provide 
character and distinctiveness to the 
development. Character comes as much 
from the arrangement of the properties, 
density, height, the design of the streets, 
parking arrangements and the 
landscape approach and this does not 
seem to vary within the different 
character areas. 

Street Hierarchy 
• The street hierarchy is not sufficiently 

clear to aid legibility and add to the 
character of the development. A change 
in tarmac colour alone will not be 
sufficient for changing the character of 
the street. Consideration also needs to 
be given to the landscape treatment and 
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the width of the street including the 
distance between properties. Tightening 
up some of the tertiary streets would 
help to make them more evidently 
tertiary and add more character. 
Sections of the different streets within 
the hierarchy would be helpful to show 
how they differ. Developing a set of rules 
for each street type that is agreed with 
the planning and highways authorities 
would be helpful. 

Central Space  
• It is unfortunate that the primary street 

goes all the way round the central public 
space and there are eight or nine roads 
connecting onto this loop. Whist this 
means that the houses are well 
connected to the central space it could 
result in the road being very dominant 
and the quality of the space being 
eroded. The potential to down-grade the 
streets on some edges of the public 
space, such as the eastern side, should 
be explored.  

• The enclosure of this space by the 
surrounding properties is important to 
give it definition. Currently it is too loose, 
particularly given the number of 
junctions onto the loop road which 
create many openings and the set back 
of properties due to front driveways. 
Reviewing the road arrangement and 
exploring the potential to locate some 
taller or higher density units around the 
space could help with this. 

Other Green Spaces  
• In the same way as the central space, 

the other green spaces need to be 
designed to be useful and not become a 
maintenance burden. Imaginative and 
more natural ideas for how to integrate 
play into these spaces should be 
explored to avoid a generic play area.  

• There are some incidental green spaces 
within the layout which, if not designed 
as a specific feature or for a specific use, 
lose their value and become left-over 
spaces. More detailed drawings and 
perspectives of these areas is needed to 
determine their quality. 
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Parking  
• There is a significant amount of on-plot 

parking in front of properties which 
results in wider house to house widths 
and cars being more visually dominant. 
A finer mix of parking to the side of 
properties, which allows cars to be more 
tucked out of sight, and the potential for 
some on-street parking should be 
considered. 

Ramblers Association: This large development is bordered by 
footpath Llay 5 which should not be diverted 
or blocked by the development, nor during 
its construction. 

Welsh Water: No objection subject to compliance with the 
requirements of drainage conditions on the 
outline planning permission.   

NRW: NRW would not object to these proposals 
and consider they are unlikely to have a 
significant adverse effect upon the interests 
listed.  
Flood Risk  
• The outline application allowed by Welsh 

Ministers on 11.01.2017 included a pre-
commencement condition (13) for details 
of surface water flood risk and drainage 
details to be submitted and approved by 
the Local Planning Authority.  

• The reserved matters application 
P/2017/1054 does not include details on 
surface water flood risk, drainage or 
SuDs within a surface water 
management plan. The advice of the 
Lead Local Flood Authority should be 
sought on these issues, associated with 
the lack of these details because these 
will influence the design and layout and 
future maintenance of the site and 
should be considered prior to the 
determination of the application.  

Ecology  
• NRW consider the Management Plan 

and Method statement: Home farm, 
Gresford Road, Llay to be satisfactory.  

• NRW consider the proposed approach to 
controlling invasive no native species to 
be satisfactory 

Foul Drainage 
• A DCWW report from August 2015 

states that the development can be 
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accommodated at Gresford WTW. The 
applicant should approach DCWW to 
confirm that this is the case. 

Site Notices (x3):   Expired 25.1.18 
Gresford Rd Action Group: Submit the following representations: 

• We the residents of Gresford Road Llay 
have opposed this development since 
the submission of the planning 
application in 2014. 

• The residents living close to the 
proposed development were requested 
to raise any concerns or objections, 
which many of us did. Our concerns and 
objections were ignored. 

• A major issue highlighted by many 
objectors at every stage of this proposed 
development has been the stability of 
the land. 

• The Coal Authority issued 3 reports as 
requested by Michael Cunningham 
Architect/Agent. 

• 1: Report 51000306015001 requested 
and issued on the 04/06/2013. This 
report even fails to include the whole 
development site, highlighting only the 
farm house and adjacent fields. The 
comment on the report states that any 
ground movement from these workings 
should have stopped by now. 

• 2: Report 51000690224001 requested 
and issued on the 10/11/2014 does 
include the whole development site and 
makes the same comments. 

• 3: Consultants Subsidence Report 
71000621843001 requested and issued 
on the 10/11/2014 using Grid Ref: 
333470/356225. The report identifies the 
Farm House, Outbuildings and adjacent 
fields, NOT the whole development site. 
The report states that no damage notice 
of claims have been received for the 
subject property or any property within 
50mtrs since 31/10/1994. 

• Our concerns are with the development 
site and not the Farm House. After all it 
is common knowledge that when 
coalmining was undertaken, buildings of 
significance (e.g. Churches, Schools and 
important structures) were avoided and 
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in this case so was the Home Farm 
House. 

• The subsidence report issued by the 
Coal Authority failed to mention all the 
coal seams beneath the land. It failed to 
identify 3 locomotive haulage networks 
beneath the land. 

• Was the Coal Authority made aware 
that 365 homes and a retail unit were 
planned for this site? 

• You as Head of Well Being and 
Development at WCBC in your report 
(05/10/2015) did comment that one 
concern raised by many objectors was 
that parts of the land had sunk and are 
still sinking. You also stated as you had 
not been provided with anything other 
than anecdotal evidence you believed 
the site to be suitable for development. 
you also commented that if any 
problems were encountered by the 
developers then technical solutions 
would enable the development to 
proceed. 

• How do you stabilize a 39acre site? 
• How do you stabilize 362 homes, 

retail unit, Boulevards, lanes, green 
areas and swales? 

• At the appeal November 2016, the 
Inspector Mr Richard Duggan, appointed 
by the Welsh Assembly also noted in his 
report (11/01/2017) that objectors raised 
concerns over the stability of the land 
and referred back to the Coal Authority 
Reports. He stated that he had not 
received any evidence which would lead 
him to reach a different conclusion and 
that the site is suitable for development. 

• We do not know if you or Mr David 
Williams (Head of Planning) are aware 
that at the planning stage Mathew 
Phillips was offered documentation 
obtained from Bersham Colliery 
Archives, which identified the position 
and direction of mining tunnels 
associated with Llay Main Colliery. 

• These same documents were offered to 
Richard Duggan at the appeal. Both 
Mathew Phillips and Richards Duggan 
declined the offer. Home Farm Land is a 
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significant area affected by under ground 
mine workings originating from Llay Main 
Colliery. 

• Mr Phillips provided pre-application 
advice to Mrs Crewe and Mr 
Cunningham. Mr Phillips was appointed 
case officer and assigned to advise and 
promote the development for the 
Planning Committee. 

• Mr Phillips was appointed to present a 
Witness Statement at the appeal, 
objecting to the development. 
Comments from those present at the 
Guildhall during the appeal in relation to 
the presentation of his argument stated 
that it was weak, ineffective and he was 
out of his depth. 

• During the appeal at the Guildhall 
Mathew Phillips leaned across his desk 
and commented to a member of the 
Gresford Road Action Group “You do 
realise that the only way you will stop 
this development is with the Great 
Crested Newts” This was said in front of 
a witness. How unprofessional and 
childish. 

• A program of research has been carried 
out by members of Gresford Road 
Action Group using the documents that 
we offered to Mr Phillips and Mr Duggan. 

• Following visits to the National Archives 
in Hawarden, records relating to the coal 
seams, tunnels, underground haulage 
networks and risks associated with land 
at Home Farm have been identified.  
Copies of which are now in our 
possession.  

• These documents would be made 
available to view to any relevant party if 
requested. Was it really the 
responsibility of the residents of 
Gresford Road to identify the causes of 
land instability at Home Farm?  

• Local residents continue to have major 
concerns regarding this development 
site. Visual observations continue to 
identify further land subsidence and 
increased flooding. Areas of flooding 
have already extended beyond the 
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boundary of the adjacent property known 
as Maes y Rhedyn.  

• The owner of the property reported 
flooding of his cellars to Mathew Phillips 
several months ago. He also contacted 
the Water Board for advice as flooding in 
his cellar had not occurred for the 
previous 50 years until July 2016 and as 
continued whenever the field floods. 

• If this development proceeds, someone 
will need to take responsibility for any 
future structural damage that may occur 
– to the proposed development site or 
those existing properties along the 
Gresford Road. Will Wrexham County 
Borough Council guarantee that our 
homes will not be affected by flooding or 
subsidence due to intensive building and 
construction on Home Farm land known 
to be already subsiding and sinking? 

• At no time has anyone identified the 
causes of increased subsidence and 
flooding. A solution to remove surface 
soak-way water using Swales has been 
forwarded but this does not address the 
problem of extensive subsidence and 
flooding. 

Neighbours: The owners/occupiers of 60 properties 
notified 5.1.2018. 
29 representations received expressing the 
following comments/concerns: 
• Population increase; 
• Traffic congestion; 
• Pressure on GP surgeries and schools; 
• Not in need of as much housing as 

thought; 
• The appeal process was not fair; 
• What screening will be put in place to 

obscure our view; 
• Understood there were to be protective 

trees between Old Meadow Court and 
the development – but see no evidence 
of this; 

• Financially damaging; 
• Change to outlook; 
• Relocation of the proposed retail unit; 
• No details of where the access be for the 

retail unit will be; 
• Noise and pollution problems; 
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• The development has reduced the ability 

to sell houses in the locality; 
• Better places in Llay for a retail unit; 
• Could trees not be planted on the area 

proposed for the retail unit; 
• Is it acceptable to build two storey 

buildings near existing barn conversions.  
Could they not be put further into the 
complex so they are not so noticeable; 

• Houses built around Old Meadow Court 
not sympathetic to the existing dwellings; 

• Commercial/retail element has been 
increased in size from 300 sq.m to 7,700 
sq.m; 

• Detailed plans for the retail element 
must be submitted before the application 
for the houses is approved; 

• The location of the retail unit will created 
problems for residents of Gresford Road 
and Fairoaks estate in terms of noise, 
pollution, traffic and anti-social 
behaviour; 

• Lack of public transport; 
• Pedestrian connections do not link to the 

public right of way through Oakfield 
Caravan site; 

• No pedestrian provision for residents 
living near the Straight Mile; 

• The connection from the development to 
Fairoaks Crescent is located close to a 
bend so provides limited visibility; 

• No reference to access to school 
transport; 

• The estate will be a rat run; 
• Not specific enough about retention of 

hedges along Gresford Road; 
• Need reassurance that repairs and 

yearly cutting of the hedge will continue; 
• Contractor parking; 
• Provision of boundary treatment to 

existing properties; 
• Need for access to boundary for 

maintenance; 
• Surface water drainage; 
• Pollution; 
• The land is subsiding; 
• Location of play area close to Straight 

Mile 
• Drainage swales located in play area; 
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• Parking; 
• Proposals not in line with what was 

proposed initially; 
• Overlooking; 
• Access of Gresford Road; 
• Will developers assure that there will be 

no HGVs or heavy plant along Gresford 
Road during construction; 

• Sewage problems; 
• Crossing points dangerous; 
• Will there be any guarantees that the 

retail development will be done and not 
altered to more housing at a later date; 

• House types not in keeping with current 
building style; 

• Safety of lorries using proposed 
roundabout on Straight Mile; 

• Is it necessary to build on the site – 
planning permission has been sought for 
other sites in Llay; 

• Is fencing around drainage swales 
sufficient to ensure children will not 
reach them and drown; 

• Existing homes will be affected by 
flooding, sewage contamination or 
structural damage. 

 
The same neighbouring properties notified 
29.5.18 in respect of amended plans.  9 
representations expressing the following 
concerns: 
• Shop at the former opposite the Crown 

pub.  Traffic here is terrible; 
• Not as much housing needed as initially 

thought; 
• Unfair appeal process; 
• Traffic; 
• Noise; 
• Health factors 
• Schools; 
• Effluent disposal; 
• The land is subsiding and susceptible to 

flooding; 
• Drainage swales are an acceptance of 

flooding; 
• The land is not fit for building; 
• Retail development is not in the position 

of the initial planning consent.  Should 
remain in the centre of the site; 
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• Pedestrian safety – lack of footways; 
• Will swales be cordoned off/health and 

safety concerns regarding swales; 
• Access to the retail development; 
• Potential rat run; 
• Access to sub-station off Old Meadow 

Court – a private road; 
• Removal of hedgerows; 
• Houses not in keeping – should be of 

similar construction to original farm and 
outbuilding with slated roof a brick; 

• Overlooking; 
• Noise pollution from residential car 

parks; 
• Surface water run-off from residential car 

parks; 
• Surface water drainage; 
• Relationship with old mine workings. 
• Loss of stone wall; 
• Abandoned 

mineshafts/subsidence/instability of land; 
• Provision of boundary with adjacent 

property; 
• Proximity of footpath to adjacent 

property; 
• Safety of proposed access on Gresford 

Road 
 
SPECIAL CONSIDERATIONS 
 
Principle of development: The site lies outside of the settlement limit of Llay, 
however the principle of development was established last year when outline 
planning permission for the erection of up to 365 dwellings and a 300 sq.m 
retail unit was granted (appeal reference APP/H6955/A/16/3147116).   
 
Matters relating to traffic congestion, the capacity of local infrastructure, 
ground stability, ecology and drainage were considered at outline planning 
permission stage.  In considering this application the Council cannot revisit 
whether the site should be developed, whether it is suitable for development 
or whether local infrastructure can accommodate the development.    
 
Members are reminded that the outline planning permission is subject to a 
planning obligation that provides for affordable housing, financial contributions  
 
to schools and the management of on-site open space.  In addition the outline 
planning permission is subject to conditions that cover matters such as the 
provision of foul and surface water drainage infrastructure, improvements to 
the B5102/B5373/Chapel Lane junction, the provision of footways, the 
provision of public open space and landscape management. 
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In dealing with this reserved matters application, the Council is limited to 
considering the merits of the development in respect of access, appearance, 
landscaping, layout and scale, as well as the matters submitted in respect of 
the conditions referred to under ‘Proposal’ above.   
 
Relationship with outline planning permission: A number of 
representations have been received referring to differences between the plans 
submitted with the outline planning application and the current reserved 
matters application.  Of particular concern to a number of those who have 
commented is the potential for a retail development to be located in the north-
west corner of the site subject to the outline planning permission, whereas the 
plans submitted with the outline planning application suggested a retail unit 
located in the centre of the site. 
 
The layout plan submitted with the outline application was indicative only.  
Access, appearance, landscaping, layout and scale were reserved for 
subsequent approval and therefore there is no requirement for development to 
be carried out strictly in accordance with the indicative plan.   
 
The plans submitted with this application refer to a 1ha area of land in the 
north-west corner of the site as being ‘future proposed retail development, 
subject to separate reserved matters application’.  This parcel of land is 
subject to the outline planning permission but is not subject to these current 
reserved matters submission.   
 
The outline planning permission places no obligation for a retail development 
to be built on a specific part of the site.  I understand the north-west corner of 
the site remains in the hand of the applicant for P/2014/0905 rather than the 
developers who have submitted the current application.  It will be for the 
landowner/a future developer to bring forward detailed proposals for the north-
west corner of the site at a later date either via a separate reserved matters 
application or via a full planning application.  Any such application will be 
considered its own merits.  It would be unreasonable to withhold reserved 
matters approval for the proposed housing development on the grounds that 
detailed proposals for the north-west corner of the site had yet to be finalised.  
 
Layout and design: The plans initially submitted were a matter of concern 
due to a lack of variation in the overall form and character of the development, 
the over dominance of frontage parking in some areas and the relationship 
between the built development and areas of public open space.  Extensive 
discussions subsequently took place between Officers and the developers to 
secure amendments to overcome these matters.  The amendments have also 
been informed by comments made by the Design Commission for Wales. 
 
The plans before Members provide for a strong built frontage to Gresford 
Road.  Dwellings will also face out towards the north-western (Straight Mile), 
north-eastern and south-western boundaries of the site.  There will be a large 
central area of open space supplemented by smaller areas of open space in 
the south-western and north-eastern corners of the site.  The three areas of  
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open space are connected via linear areas of open space that cross the site 
from north-east to south-west.  All areas of open space are enclosed and 
overlooked by dwellings.   To take account of comments made by the Design 
Commission for Wales the areas of open space are where ever possible 
separated, from dwellings by private driveways rather than main estate roads.  
The layout also provides for a landscape buffer of varying width around the 
periphery of the site. 
 
Through a use of differing house types, materials, a mixture of frontage, side 
and parking courtyards, variation in the distance dwellings are set back from 
the highway, a clear hierarchy of roads, the siting of dwellings to create focal 
points at key road junctions within the site as well as the provision of open 
space, the proposals will deliver varied and attractive form of development.  
The use of landscape buffers will also assist in ensuring softening the impact 
of development around the external boundaries of the site, in particular the 
south-eastern and north-eastern boundaries, which adjoin open countryside.    
The elimination of a proposed roundabout access onto the Straight Mile and 
its replacement with a T junction with right hand turning lane has also 
significantly reduced the impact of the development will have on that part of 
the site and its immediate surroundings.   
 
The vast majority of the dwellings will be 2 storey, however there will be 3 x 2 
pairs of 2.5 storey houses and 1 x 3 storey building containing 12 apartments.  
Whilst these will be taller than the other buildings on the site as well as most 
buildings in the wider locality, their position and distribution within the site 
means they will not be overly dominant nor will they be unduly prominent in 
the wider locality.  They also serve to add variation to the form of development 
and reinforce focal points within the site. 
 
A total of 91 affordable dwellings (25% of the 362 dwellings proposed) are to 
be provided comprising a mixture of 1 and 2 bedroom apartments, 2 and 3 
bedroom dwellings.  They are distributed across the site, form an integral part 
of the layout and the house types proposed of a comparable standard of 
design to the open market houses.  I am therefore satisfied that the affordable 
housing provision accords with LPG28. 
 
Landscaping: The landscaping scheme makes provision for structured tree 
planting within the site as well as around the site boundaries, the provision of 
hedgerows and areas of wildflower meadow within the centre POS.  Brick 
walls are to be used to enclose the corners boundaries of corner plots.   
 
Other than for a short section along the Gresford Road frontage, the hedges 
enclosing the existing highway boundaries will be removed.  The wall 
enclosing the southern section of the Gresford Road frontage is also to be  
 
removed.  The outline planning permission does not impose any requirements 
for the existing means of boundary enclosure along the two road frontages of 
the site to be retained.  The alterations proposed are necessary in order to  
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provide visibility splays for the proposed site accesses and to facilitate an 
acceptable form of development on the site as a whole. 
 
The submitted plans make provision for a landscaped buffer along the Straight 
Mile enclosed by 1.2m high Cheshire railings.  Tree planting will take place 
within the buffer and hedgerows provided to the frontages of dwelling facing 
out onto the Straight Mile.  There will also be a landscaped buffer along the 
Gresford Road frontage, albeit more limited in depth than the one proposed 
for the Straight Mile, along with hedge planting to enclose private driveways 
and individual accesses.   The south-western corner of the site will remain 
undeveloped as it will form part of an area of public open space.  The area of 
open space immediately behind the Gresford Road boundary will be 
enhanced with species rich grassland and tree planting.   
 
The approach taken to landscaping will enhance street scenes within the site, 
ensures that open spaces contribute significantly to the visual amenity of the 
development and whilst providing for appropriate enclosure of the external 
boundaries of the site.   
 
Amenity: I appreciate that the development will significantly change the 
outlook currently enjoyed by existing local residents, in particular the 
occupiers of properties on Old Meadow Court who are almost entirely 
surrounded by the application site.  However there is no right to a view over 
private land.  There is also no requirement in the outline planning permission 
for a buffer to be provided between the dwellings in Old Meadow Court and 
the application site.  
 
The separation distances to existing dwellings in Old Meadow Court and 
along Gresford Road exceed LPG21 advice.  I am therefore satisfied that the 
relationship between the proposed dwellings and existing dwellings will not 
harm the standard of amenity afforded to the occupiers of the latter by way of 
loss of light, privacy or by being visually overbearing. 
 
The properties Maes Y Rhedyn and Y Bwythyn share a boundary with the 
application site, the latter being situated immediately adjacent to the site 
boundary.  The former property is set back approximately 6m from the site 
boundary, with an existing hedge running along the site boundary.  The 
landscaping scheme proposes a planted buffer within the application site 
along the length of the boundary with the property.  I am therefore satisfied 
that the privacy afforded to the garden of that property will not be comprised 
by the development. 
 
Y Bwythyn will be located within 2m of a footpath running parallel to its 
boundary.  The property has one window facing directly onto the application 
site as well as windows perpendicular to the site boundary.  Part of the 
boundary of the property is well screened by an existing hedgerow, however  
 
there is a section of the boundary that is currently not afforded any significant 
screening.  The landscaping scheme proposes the planting of a native  

Page 79



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING OFFICER – 30th July 2018 
 
species hedge that will effectively fill the gap in the existing boundary 
screening as well as reinforce the level of screening provided by the existing 
boundary hedge.  The proposed hedge will be planted in between the 
proposed footpath and the boundary of Y Bwythyn and will, in my opinion, 
ensure that the privacy of the occupiers of that property is not unduly 
comprised. 
 
The internal layout of the site is generally consistent with LPG21 in respect of 
rear to rear and side to rear separation distances.  There are dwellings within 
the site where the front to front separation distance is less than the 22 metres 
recommended in LPG21.  In my opinion a more pragmatic approach is 
appropriate where dwellings face each other over a highway.  Rooms in front 
elevations in such cases will be overlooked by passing vehicles and/or 
pedestrians so are afforded less privacy than rooms facing out onto a private 
garden.  The fact a dwelling is also situated opposite will therefore not 
severely reduce the privacy afforded to occupiers.   
 
Concern has been expressed about the proximity of a communal parking area 
to properties in Old Meadow Court.  The parking area will be adjacent to the 
rear boundary of the dwellings The Rookery, The Granary and The Hayloft, 
with 2 spaces being adjacent to the boundary.  Subject to the provision of 
appropriate boundary treatment, I do not consider this relationship as being 
likely to generate significant noise or disturbance.  The submitted plans do not 
specify the provision of a means of enclosure along the boundary, but this can 
be secured by condition.   
 
A private driveway serving 8 dwellings will pass 5m from the boundary of Y 
Bwythyn.  Given the modest amount of traffic that is likely to use this road as 
well as the existing and proposed screening referred to above, in my opinion it 
will not cause significant noise or other disturbance so as to unduly impact 
upon the standard of amenity afforded to the occupiers of that property.   
 
Access and parking: The site will have two main vehicular accesses – one 
onto Gresford Road directly opposite Oakfield Park, the other one Straight 
Mile.  There will also be a private driveway onto Gresford Road to serve 7 
dwellings close to the entrance to Old Meadow Court and 6 dwellings with 
access directly onto Gresford Road. The Straight Mile access will be provided 
with a right hand turning lane, with some localised carriageway widening to 
facilitate this.   
 
Highways have not expressed concerns about the layout and design of the 
junctions, subject to the provision traffic calming measures along both roads 
and a speed reduction along the Straight Mile therefore I have no reason to 
doubt that they will provide an appropriate means of access to the site or to 
believe that they pose a risk to highway safety.  
 
Highways have recommended a condition be imposed to require details of the 
layout, lighting, design, drainage of the internal estate roads and footways.  
These details will however need to be submitted directly to Highways for  
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approval via a section 278 (Highways Act 1980) agreement.  The plans 
submitted provide sufficient detail to show the layout of the roads and 
footways from a planning perspective, therefore the condition would 
unnecessarily duplicate controls the Council has via other legislation.   
 
The access points proposed will have adequate visibility in both directions and 
in the case of the private driveways and accesses serving the 6 dwellings 
referred to above, adequate turning provision avoid the need for vehicles to 
reverse onto Gresford Road. 
 
The development includes the provision of pedestrian footpaths through the 
site and along the site frontages and therefore adequately provides for easy 
pedestrian access to Gresford Road. 
 
The development does not include any specific provision for improvements to 
the Crown Crossroads however this lies outside of the application site.  In any 
case condition 15 of the outline planning permission requires a scheme for 
improvements to the junction to be submitted for approval prior to 
commencement of development.  Therefore there is no requirement for the 
details to be submitted for consideration with the reserved matters application 
nor is the outcome of this application dependent upon those details having 
been agreed.   
 
The details required by condition 15 will need to consider the provision of 
pedestrian crossing points at the northern end of Gresford Road.  Pedestrian 
access from the north-eastern side of any such crossing points directly to the 
application site will however be a matter that can only be delivered if/when 
proposals for the 1ha of land in the north-west corner of the land subject to the 
outline permission but not subject to this reserved matters application are 
brought forward. 
 
I note Highways comments regarding the lack of provision in the application to 
promote Active Travel.  I will comment on this matter in respect of the Travel 
Plan (see separate section below). 
 
Each dwelling will be provided with 2 parking spaces and sufficient spaces are 
provided for 1 space per flat.  The parking provision is below the LPG16 
maximum, primarily in respect of 3 and 4 bedrooms. 
 
Whilst I am aware that there has been changes to local bus service provision 
since the outline planning application was granted, this site is still 
nevertheless in a broadly sustainable location being close to the Llay 
Industrial Estate.  The village also continues to be served by regular bus 
services to Wrexham, albeit the nearest point to the site it serves being First 
Avenue.  I therefore do not consider that provision of parking below the 
LPG16 maximum to be a valid reason for refusal.  In any case many 
properties have space within their curtilages for driveways to be widened or 
extended in future to accommodate an additional vehicle should occupiers 
consider it necessary.   
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Drainage: Planning conditions 13 and 14 of the outline planning permission 
require the submission of a scheme of surface water drainage and foul water 
drainage respectively.  The conditions require the submission of these details 
prior to the commencement of development rather than as part of the 
reserved matters.  These details therefore do not need to be finalised prior to 
the determination of the reserved matters application.  The plans submitted do 
however identify two locations where swales will be provided within areas of 
public open space to hold surface water run-off.  The water held within those 
areas will either evaporate or be released from the site at a controlled rate.   
 
The applicants have submitted calculations to demonstrate that the layout 
provides adequate space for the management of surface water drainage (i.e. 
the swales will have adequate capacity), however full details of both surface 
and foul water drainage will need to be submitted in order to satisfy the 
requirements of the conditions referred to above.  The Senior Flood 
Management Officer has confirmed that the information submitted is sufficient 
to allow for approval of the site layout.    
 
I am satisfied that the outline planning permission includes sufficient controls 
via conditions 13 and 14 to ensure that adequate drainage infrastructure is 
provided for the development.   When the details required by conditions 13 
and 14 are submitted, consultation will take place with the Senior Flood 
Officer and NRW in respect of the former and Welsh Water in respect of the 
latter.   The details will only be approved if those consultees confirm they are 
acceptable.   
 
Safety: Some concern has been expressed about the safety of the two 
swales referred to above, which are to be located within areas of public open 
space in the centre and south-western areas of public open space.  The 
swales will be enclosed by a 0.45m fence.  They will not hold water 
permanently, only during times of heavy rain or persistent wet weather.   
 
Swales are an increasingly common feature in housing developments, being 
integral to the delivery of sustainable urban drainage.  I am not aware that 
they have presented significant safety issues where they have been used 
elsewhere, including developments in the County Borough.  Furthermore 
there are permanent bodies of water located close to or within residential 
areas elsewhere in the County Borough, in Gresford and Acton Park for 
example and I am unware there are any issues with them in terms of safety.   
 
As such I have no reason to conclude that the proposed surface water 
drainage swales pose a risk to the safety of future occupiers of the site or to 
those using the open space.    
 
Proposed Substations: Two substations are to be built to serve the 
development.  One will be located adjacent to the north eastern boundary of 
the site, the other adjacent to the south-western boundary of the site with 
Gresford Road.  The substations will be housed in a relatively modest sized 
brick building– 4m x 3.6m and 4m high and not dissimilar in appearance to a  
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domestic outbuilding.  They will be viewed as an integral part of the 
development so will not detract from its overall appearance.  Their position 
relative to existing and proposed dwellings is such that they will not harm the 
amount of daylight received by habitable rooms or prove overbearing.   
 
The plans did previously make provision for a substation to be located 
adjacent to and accessed from Old Meadow Court.  This has however been 
replaced by the substation adjacent to the boundary with Gresford Road.  This 
can be accessed from within the development.   
 
Security: The layout of the site ensures a high level of natural surveillance, 
with all areas of open space, main internal estate roads as well as private 
driveways being directly overlooked by the proposed dwellings.  Some 
dwellings are served by private parking courtyards which benefit from natural 
surveillance from adjacent dwellings.  The entrances to the parking courtyards 
also benefit from being directly overlooked.   I am therefore satisfied that the 
development takes account of secure by design principles and consider it 
unlikely that it poses a significant risk to the security of its future occupiers or 
the occupiers of neighbouring properties.   
 
Land Stability: I have already commented above that this is a matter that 
cannot now be revisited as it is relates to the principle of development.  
Nevertheless, I consider it useful to provide Members with a more detailed 
response to the representations received.   
 
It is fully accepted that the site is in an area subject to past coal mining and 
that as a consequence working took place in ground directly underneath the 
site and/or in the immediate vicinity.  This is a situation common to many parts 
of Wrexham given the industrial history of the area. 
 
The Coal Authority were not consulted when outline planning permission was 
sought.  Those parts of the County Borough subject to historic mining 
activities are divided into two areas classified as ‘low risk’ and ‘high risk’.  The 
Coal Authority provides specific guidance to Local Planning Authorities on the 
procedures required when planning applications are received in the two 
different areas: 
 
Low Risk Areas 
 
Low risk areas as those where coal mining has taken place but is considered 
to not pose a significant risk to new development by the Coal Authority.  In low 
risk areas, Coal Mining Risk Assessments are not required to be submitted 
with a formal planning application and no consultation with the Coal Authority 
is required.  Developers are instead required to take account of standing 
advice issued by the Coal Authority.   
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High Risk Areas 
 
In high risk areas planning applications must be accompanied by a Coal 
Mining Risk Assessment and the Local Planning Authority must consult the 
Coal Authority and take account of their advice prior to the determination. 
High risk areas are so defined because of recorded risks associated with mine 
entries, shallow coal workings, mine gas, recorded coal mining related 
hazards, geological features and former surface mining sites.  
 
The land subject to the outline permission, and therefore this reserved matters 
application is in a low risk area.  The nearest high risk area lies within the Llay 
Industrial Estate in excess of 300m from any part of the land subject to the 
outline planning permission and coincides with the position of the mine shafts 
of the former Llay Main Colliery.   
 
Prior to the submission of the outline planning application the then agent 
consulted the Coal Authority.  The report provided confirmed that: 
 

• the site is in the likely zone of influence from the workings in 5 seams 
of coal at 660m to 1000m in depth, last worked in 1966.  Any ground 
movement from these coal workings should have stopped by now. 

• There are no known mine entries within or within 20m of the boundary 
of the site; 

• The Coal Authority is not aware of any evidence of damage arising due 
to geological faults or other lines of weakness that have been affected 
by coal mining; 

• The Coal Authority had not received a damage notice or claim for 
property or any adjoining property within 50m since 31 October 1994; 

• There is no record of a mine gas emission requiring action by the Coal 
Authority; 

• The property had not been subject to remedial works by or on behalf of 
the Coal Authority. 

 
A plan accompanying the report shows the full extent of the land subject to the 
outline planning permission edged in red.   
  
Land stability was considered by the appeal Inspector and by the First 
Minister who commented as follows: 
 
Appeal Inspector 
 
Objectors have raised concern with regard to the stability of the land and that 
the ground has sunk over recent years due to underground mine workings. 
The Coal Authority confirms that ground movement from these coal workings 
should have stopped by now. Whilst I have noted the concerns raised by local 
residents, I have no evidence that would lead me to reach a different 
conclusion to that made by the Coal Authority or that the site would be 
unsuitable for development. 
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First Minister 
 
I am satisfied the Inspector has no evidence to indicate the site would be 
unsuitable for development due to land instability. 
 
Taking account of all of the above I have no reason to believe that any 
development carried out on the site is at significant risk from past coal mining, 
or that developing the site presents a significant risk to the stability or safety of 
adjacent properties.  Furthermore I can only I can only re-iterate that this is a 
matter that relates to the principle of development.  It cannot be revisited and 
would not be a valid reason to withhold reserved matters approval.   
   
Planning Conditions: The applicants are seeking approval for the details 
required by a number of planning conditions imposed on the outline planning 
permission.  I will comment on each of these in turn below: 
 
Condition 2 (Phasing) 
 
The condition requires a plan to be submitted with the reserved matters 
application that shows the layout of each phase as well as the percentage of 
affordable housing within each phase, which across all phases shall be no 
less than 25% of the dwellings built on the whole site.   
 
The application is accompanied by plan showing the individual phases.  The 
plan does not show the percentage of affordable housing in each phase, 
however the affordable dwellings are shown separately on the proposed site 
layout plans.  As already noted these confirm that 91 of the 362 or 25% of 
dwellings proposed are affordable.  I am therefore satisfied that the 
requirements of the conditions have been met, albeit by showing the 
information on separate plans rather than on a single plan.  Members are 
reminded that the affordable housing provision is secured via an extant 
planning obligation.  
 
Condition 8 (Ecological Management Plan) 
 
The condition requires an ecological management plan and method statement 
to be submitted as part of the reserved matters.   
 
The submitted ecological management plan includes details of additional 
survey works (as required by the condition) as well as proposals for 
biodiversity enhancement – which will be delivered as part of the landscaping 
scheme also submitted with the application.     
 
NRW have confirmed that the ecological management plan and method 
statement is satisfactory.  I therefore consider the proposals make appropriate 
and proportionate provision for biodiversity enhancement that have been 
informed by previous and up to date surveys.  The details can therefore be 
approved.   
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Condition 9 (Invasive Species) 
 
This is a pre-commencement condition requiring a method statement for the 
removal and management of Japanese Knotweed.   
 
NRW have confirmed that the proposed approach set out in the details 
submitted to be satisfactory.  I have no reason to conclude otherwise and 
therefore I am satisfied the details submitted make adequate provision for 
controlling invasive species and can be approved.    
 
Condition 12 (Arboricultural Method Statement and Tree Protected Plan) 
 
This is a pre-commencement condition.  The submitted details provide for the 
protection of existing trees and hedgerows around the perimeter of the site 
that do not require removal to accommodate the development.  Protective 
fencing is to be installed that will prevent access to the roof protection areas of 
the trees and hedges and as such they will be protected from damage for the 
duration of construction works.  The details as submitted can therefore be 
approved.   
 
Condition 16 (Travel Plan) 
 
This is a pre-occupation condition.  The travel plan sets out appropriate 
measures to encourage future occupiers for travel by non-car means and/or to 
reduce the number of trips by car they make.  A travel plan coordinator is to 
be appointed by the developers who will provide travel information packs to 
occupiers of the site.  This will provide details about the local area, key local 
facilities, bus stops and public transport timetables.  In addition it will seek to 
encourage bicycle use, establish a car sharing register to encourage car 
sharing and assist residents to make personalised journey plans.   
 
Highways have commented that further measures are required in respect of 
Active Travel.  I have asked the developers to discuss this matter further with 
Highways and I will update members regarding any further submissions via 
the addendum. 
 
Condition 18 (Noise) 
 
This is a pre-commencement condition requiring details of noise mitigation for 
dwellings located in any phase adjacent to the Straight Mile.   
 
 
The submitted details set out the glazing and ventilation specifications 
deemed necessary to minimising the impact of traffic noise on properties 
close to the boundary with the Straight Mile.  Public Protection have 
commented that these measures should be implemented, therefore I am 
satisfied they will provide an appropriate level of mitigation.  The details can 
be approved.   
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Condition 21 (POS) 
 
The details require the landscaping and layout reserved matters to include a 
scheme of public open space, including public amenity space and equipped 
children’s play areas.   
 
The public open space provision accords with policy CLF5 in terms of overall 
provision.  The open space areas are large enough to provide for a range of 
informal recreation activities such children’s play to walking/running.  The 
value of each individual area of POS is enhanced by the fact they it is 
connected to each other by open space corridors and footpaths.  Timber play 
equipment will also be provided within the areas of open space to provide 
formal recreation provision for children.  In conjunction with the proposed 
landscaping measures within it, the open space will make a significant and 
positive contribution to the development both in terms of visual amenity and to 
the standard of amenity afforded to future occupiers.  The details submitted in 
respect of condition 21 can therefore be approved.   
 
Condition 22 (Landscape Management Plan) 
  
The condition requires the reserved matters application to be accompanied by 
a landscape management plan.   
 
The submission sets out details for the long term management and 
maintenance of all hard and soft landscape areas, including the repair or 
replacement planting or landscaping works where necessary.  The measures 
are appropriate in order to ensure that on-site landscaping is maintained in a 
manner so that it contributes in a positive manner to the appearance of the 
development in the long term.  As such the details can be approved.   
  
CONCLUSION 
 
The reserved matters detail will ensure an attractive development that is 
varied in form and density is delivered on the site, includes adequate and well 
located public open space and strategic landscaping that will provide for both 
the amenity of occupiers of the development as well as contributing 
significantly to the overall character of the development.  The proposed site 
layout also provides a sufficient degree of separation to existing properties to 
ensure it does not unacceptable impact upon the standard of amenity afforded 
to their occupiers.  The proposed site accesses and internal estate roads are 
acceptable in terms of layout and design and adequate on-site parking is 
provided.  As such I am satisfied the development will not prejudice highway  
safety.  The reserved matters submissions therefore accord with relevant UDP 
policies.  
 
In addition to the above, the submitted details satisfy the requirements of 
conditions 2, 8, 21 and 22 (which are integral to the reserved matters) as well 
as 9, 12 and 18.   
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RECOMMENDATION A 
 
That the reserved matters (including the details submitted in respect of 
conditions 2, 8, 21 and 22) be APPROVED subject to the following conditions: 
 
CONDITION(S) 
 
1. The development shall be carried out in strict accordance with the 
details shown on the drawings and documents listed in Appendix 1 to this 
decision Notice. 
2. Development shall not commence until a scheme detailed the following 
has been submitted to and approved in writing by the Local Planning 
Authority: 
i) Full details of a right turn ghost island junction onto the B5102 Straight 
Mile; 
ii) Full details of a priority T junction on the B5373 Gresford Road 
iii) Speed limit amendments to B5102 Straight Mile 
iv) Traffic calming measures along B5102 Straight Mile 
v) Traffic calming measures along B5373 Gresford Road 
No dwelling shall be occupied until the scheme as approved has been 
implemented in full. 
3. All hard and soft landscaping works shall be carried out in strict 
accordance with the details shown on approved drawings referred to in 
condition 01 and to a timetable that shall submitted to and approved in writing 
by the Local Planning Authority within three months of the commencement of 
development. 
4. Plots 287 to 293 shall not be occupied until a scheme of boundary 
treatment has been implemented along boundary between the parking area 
for those plots and the rear gardens of the dwellings known as The Rookery, 
The Granary and The Hayloft in accordance with details that shall first have 
been submitted to and approved in writing by the Local Planning Authority.  
The boundary treatment provided in accordance with the scheme as approved 
shall thereafter be permanently retained. 
5. Notwithstanding the approved plans, plots nos. 29 to 37 and plots 63 to 
70 shall not be occupied until a footway has been provided along the full 
length of their frontages in accordance with a scheme that shall first have 
been submitted to and approved in writing by the Local Planning Authority. 
6. No dwelling shall be occupied until it has been provided with a parking 
and turning area in accordance with details down on drawings no. PLA01 
Revision M Planning Layout Sheet 1 of 2, PLA02 Revision M Planning Layout 
Sheet 2 of 2 and PLA03 Revision M: Overall Planning Layout.  The parking 
and turning areas for each dwelling shall thereafter be permanently retained 
and kept free of any obstruction, and made available solely for the parking 
and turning of vehicles at all times. 
 
REASON(S) 
 
1. To define the scope of the planning permission 
2. In the interests of highway safety. 
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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 protect the amenities of the occupiers of nearby properties. 
5. For the safety and convenience of all pedestrians 
6. 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. 
 
RECOMMENDATION B 
 
That the following details submitted in respect of conditions 9, 12 and 18 be 
APPROVED  
 
Condition 09 
 
Knotweed Eradication Specialist Weed Control & Consultants, Invasive Weed 
Management Plan reference 1774B dated 22 November 2017 
 
Condition 12 
 
Ascerta Arboricultural Method Statement drawing no. P.906.17.01 Revision B 
Arboricultural Method Statement 
 
Condition 18 
 
Wardell Armstrong Noise Assessment Report dated June 2018 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0287 
 
 
COMMUNITY: 
Chirk 
 
 
WARD: 
Chirk South 

LOCATION: 
CO-OPERATIVE FOOD HOLYHEAD 
ROAD CHIRK WREXHAM  
LL14 5NA  
 
DESCRIPTION: 
APPLICATION FOR CONSENT TO 
DISPLAY ILLUMINATED AND NON-
ILLUMINATED ADVERTISEMENTS 
 
APPLICANT(S) NAME: 
CO-OPERATIVE FOOD 
 

DATE RECEIVED:  
10/04/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
FUTURAMA 
MRS CAROLINE HILL 
 

______________________________________________________________ 
P/2018/0287 
Background:  Members will recall that they considered this application at the 
early July 2018 Planning Committee meeting where it was resolved to defer.  
This was to enable officers to approach the applicant to request that the totem 
sign be relocated further into the site as to ensure that the existing visibility 
splay could be maintained from the vehicular access. 
 
Applicant’s submission:  Whilst the totem sign as proposed was located 
such that visibility splays from the existing site access would be in accordance 
with Welsh Government guidelines, the applicant has chosen to completely 
remove the totem sign from the proposal all together.  This is reflected in 
amended plans and a change to the description of the proposal. 
 
The applicant’s amended plans also show an amendment of the individual 
lettering at the shop front to read ‘Croeso i Co-op Y Waun’.  Whilst this is the 
case on plan, I remind Members that the Local Planning Authority have no 
control over the content of the signage, merely its form.  Were the applicants 
to revert to the lettering as shown in their original submission there would be 
no grounds to enforce this. 
 
My original report is amended below with my recommendation.  
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THE SITE 
 

 
 
PROPOSAL 
 
Outdoor advertisement consent is sought for the erection of replacement 
signage on the existing establish Co-Op store.  The works are part of an 
ongoing national rebrand. 
 
HISTORY 
 
CB01274 Alterations to shop front.  Granted 23.07.1997 
CB01275 Display of sign.  Granted 23.07.1997 
CB02067 Display of projecting sign.  Granted 27.05.1998 
CB02068 Installation of ATM.  Granted 27.05.1998 
P/2001/0937 Minor internal alterations and construction of extension.   

Granted 08.11.2001 
P/2007/1484 Extension and alterations to grocery store including provision of 

combined condenser housing and re-positioning of ATM 
machine.  Granted 08.02.2008. 

P/2009/0121 Construction of ramped approach to store entrance with 
handrail.  Erection of 2.0m high steel palisade boundary fence to 
rear.  Installation of external refrigeration plant.  Alterations to 
rear access ramp and secure gate to plant.  1 no. 20m x 8m 
container and additional CCTV cameras to rear service yard.  
Granted 14.04.2009. 

P/2018/0472 Installation of 2 no. ac units, 1 no. condenser and 2 no. 
compressors, 1 no. chiller unit and 1 no. freezer unit, erection of 

SITE 
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new timber canopy over walkway from warehouse to new chiller 
/ freezer unit and decoration of shop front frames and doors in 
traffic grey.   
Pending consideration. 

 
PLANNING POLICY 
 
The site is located inside the Chirk Settlement limit and within the Pontcysyllte 
World Heritage Buffer Zone.  Policies PS2 and GDP1 of the Wrexham Unitary 
Development Plan (UDP) are relevant.  Guidance is contained in Local 
Planning Guidance Note 1 – Adverts.   
 
CONSULTATIONS 
 
Community Council: Objects.  The Council recommends refusal.  

The Totem sign position is of concern. It is 
too close to the roadside and obstructs 
visibility for cars and delivery vehicles 
exiting the car park. 

Local Member: Notified 11.04.2018  
Site notice:    Expired 11.05.2018 
Highways: No objection.  Recommends a condition that 

no light source be positioned to dazzle 
drivers. 

Neighbouring occupiers:  8 neighbouring occupiers notified.  
   
SPECIAL CONSIDERATIONS 
 
Policy:  National planning guidance is clear that only matters of public safety 
and visual amenity can be considered when determining applications for 
outdoor advert consent.  Welsh Government TAN 7 refers. 
 
Highways:  The vast proportion of the signage on this application relates to 
that to be attached to the building.  There is one totem style sign at the site 
frontage and two small signs attached to a structure within the car park. 
 
Highways have not objected to the proposed development.  The Community 
Council have objected to the proposed totem element of the proposal on the 
grounds that it would impede visibility for motorists.  I do not consider this to 
be the case.  This particular sign would be located away from the junction and 
set back behind the highway boundary.  There would be no interference with 
visibility splays from the car park. 
 
There are no other public safety concerns associated with the proposal.  An 
artist impression of the totem sign and front elevation of the retail unit are 
shown below. 
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Proposed totem sign 
 

 
Proposed store frontage 
 
Visual amenity:  The signage forms part of the Co-Op national rebrand and 
has been accepted in other locations within the borough.  I am satisfied that 
the form and amount of signage is appropriate and would not have an adverse 
impact upon the building or the wider townscape character. 
 
The unit is located on a primary route within the Buffer Zone of the 
Pontcysyllte Aqueduct and Canal World Heritage Site.  The replacement 
signage will generally improve the appearance of the existing building.  The 
totem is a new addition but in the location shown and with illumination limited  
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to the logo lettering only, there are no concerns regarding its impact upon the 
setting or Outstanding Universal Value of the nearby World Heritage Site. 
   
Conclusion:  The proposed signage is consistent with the requirements set 
out in national and local policy and guidance.  I recommend accordingly.   
 
 
RECOMMENDATION:  That Advertisement Consent be GRANTED 
 
CONDITION(S) 
 
1. Any advertisements displayed, and any site used for the display of 
advertisements, shall be maintained in a clean and tidy condition to the 
reasonable satisfaction of the Local Planning Authority. 
2. Any structure or hoarding erected or used principally for the purpose of 
displaying advertisements shall be maintained in a safe condition. 
3. Where an advertisement is required under these Regulations to be 
removed, the removal shall be carried out to the reasonable satisfaction of the 
Local Planning Authority. 
4. No advertisement is to be displayed without the permission of the 
owner of the site or any other person with an interest in the site entitled to 
grant such permission. 
5. No advertisement shall be sited or displayed so as to obscure, or 
hinder the ready interpretation of, any road traffic sign, railway signal or aid to 
navigation by water or air, or so as otherwise to render hazardous the use of 
any highway, railway, waterway or aerodrome (civil or military). 
6. No light source to any sign(s) hereby granted consent shall be directly 
visible to drivers of motor vehicles using the adjacent highway. 
 
REASON(S) 
 
1. To comply with the Town and Country Planning (Control of 
Advertisements) Regulations 1992.   
2. To comply with the Town and Country Planning (Control of 
Advertisements) Regulations 1992.   
3. To comply with the Town and Country Planning (Control of 
Advertisements) Regulations 1992.   
4. To comply with the Town and Country Planning (Control of 
Advertisements) Regulations 1992.   
5. To comply with the Town and Country Planning (Control of 
Advertisements) Regulations 1992.   
6. In the interests of highway safety. 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0359 
 
 
COMMUNITY: 
Holt 
 
 
WARD: 
Holt 

LOCATION: 
WREXHAM AQUATIC REPTILE AND 
GARDEN CENTRE HOLT ROAD 
LLANYPWLL WREXHAM  
LL13 8NE  
 
DESCRIPTION: 
CHANGE OF USE TO SALE AND 
DISPLAY OF SECOND HAND CARS 
(IN RETROSPECT) 
 
APPLICANT(S) NAME: 
MR CHRISTOPHER BURGAN 
BRADLEY MOTOR COMPANY 
 

DATE RECEIVED:  
30/04/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
BRADLEY MOTOR 
COMPANY 
MR CHRISTOPHER 
BURGAN 
 

______________________________________________________________ 
P/2018/0359 
THE SITE 
 

 
 
PROPOSAL 
 
As above. 
 
 

Car sales area 

Car sales office 

Car sales 
customer parking 
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HISTORY 
 
CB01435 Change of use to garden centre with retail sales, 

installation of 2 on. Portaloos, alteration to existing 
vehicular access and car park.  Granted 8.9.1997 

P/2001/0578 Outline application for the erection of building for use as 
cafe ancillary to main use of premises as garden centre.  
Granted 30.7.2001 

P/2003/0312  Construction of conservatory display area.   
Refused 30.04.2003 

P/2003/0707 Change of use of agricultural land for enlarged business 
curtilage, temporary use of agricultural land for storage 
and decanting purposes, new sales building, children's 
play area, cafe and toilet block and new septic tank 
(retrospectively).  Granted 11.10.2003 

P/2005/1096 Variation of condition no.7 of Planning permission 
P/2003/0707 to permit the sale of fireworks and christmas 
decorations   
Granted 5.12.2005 

P/2006/0553  Illumination of existing V board sign.  Refused 3.7.2006 
 
DEVELOPMENT PLAN 
 
Outside of settlement, within Green Barrier.  Policies GDP1, EC1, S7 and T8 
apply. 
 
CONSULTATIONS 
 
Community Council: We know from experience it is pointless objecting 

to (in retrospect) applications but would like the 
following points looked into please. 
• Can something be included not to have 

vehicles on splays. 
• The premises started life with planning for a 

plant nursery! 
• There has been no permission for a 

replacement building for the Garden Centre. 
• Could the hedge be kept at its present height 

along the front and not reduced at all to make 
the cars more visible. We would also not be 
happy to see further development here. 

Local Member: If you are mindful to support, bearing in mind this 
was originally a plant nursery before being used as 
a garden centre and then subsequently eroded to 
sell all manner of other things which are not 
necessarily compatible with a rural location, I think 
we should consider a condition requiring the 
visibility splays being kept free of vehicles at all 
times. (They currently always have one vehicle  
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 (sometimes more) for sale on the grassed visibility 

splay. I think we should also condition that the 
boundary hedges should remain at their present 
height as they do screen the activity to a large 
extent. My concern would be if they are removed 
(perhaps to promote the sales aspect) the impact 
would be massive and inappropriate in a rural 
setting.  

 
There is currently a condition on the garden centre 
preventing advertising banners on the perimeter 
fence (although this has been breached over the 
years). I notice that they do have these small flag 
type banners that you see at other car showrooms 
although at present these are confined to within 
the site. I haven't checked if the red line application 
site covers the whole areas or just the car sales 
part. As you will know there are currently buildings 
on the garden centre side which do not have the 
benefit of consent. Would there be a case to 
remove PD rights? 

Highways:   Access 
- Visibility from the existing access appears 

adequate in both directions.  Visibility in the 
westerly direction is reliant on regular 
maintenance of the existing verge and 
hedgerow; 

- The existing access is approximately 6m wide, 
gates around 10m behind the carriageway and 
benefits from a right hand turning lane; 

Traffic generation 
- I understand the garden centre has more 

recently experienced a downturn in customers 
and the overspill car park has not been used in 
years; 

- There would appear to be in the region of 50 
cars for sale at the site and around 20 new 
vans stored on the site.  I assume that a 
suitable planning condition cold be imposed 
restricting the number of vehicles being 
displayed/stored at any one time to ensure that 
customer vehicle parking remains adequate 
and vehicle movements associated with the 
business do not exceed acceptable levels; 

- I understand that only a moderate number of 
customers visit the car sales business along 
with a similar number for the garden centre so 
no issue with parking provision have occurred 
since being in operation.  It would be difficult to 
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object to the development given that the 
existing garden centre could have experience 
significantly more vehicle movements in 
previous years; 

Parking and Turning Provision 
- The submitted layout plan appears to indicate 

provision of 69 spaces.  The parking 
provision/layout is considered adequate; 

- I understand that cars are not delivered by 
transporters or other large vehicles.  I 
understand that large HGVs may deliver plants 
etc but this is arranged early morning when the 
car park is fairly empty.  This allows larger 
HGVs to turn within the site; 

General 
- Recommend no vehicles parked/displayed on 

the verge along the site frontage; 
- No objections subject to conditions. 

Public Protection:  No comments. 
Site notice:   Expired 31.5.18 
Neighbours: The owners/occupiers of 4 nearby properties 

notified 11.5.18. 
 2 objections received expressing the following 

concerns: 
- They are already running this business; 
- Parking cars for sale on the grass verges which 

is unsightly but also dangerous; 
- Value of property affected; 

 
SPECIAL CONSIDERATIONS 
 
Policy: Policy S7 of the UDP allows for retail sales in the countryside 
provided: 
 

a) they primarily sell goods or produce predominately made or grown on 
the premises; and 
 

b) proposals accord with Policy GDP1; and 
 

c) the sales floor area does not exceed 50 square metres. 
 
The sale of cars from sites within the countryside does not comply with policy 
S7 and ordinarily is not a use that I would wish to encourage.  However the 
application site is a large established garden centre that already exceeds the 
requirements of the policy.  The proposals must therefore be considered in 
that context and with regards to whether they give rise to significantly greater 
or harmful impacts.   
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Visual impact: The area of the site used for car sales is situated behind an 
existing boundary fence and hard surfaced.  The submitted site plan confirms 
that no vehicles are to be displayed on the highway verge in front of the 
boundary fence.  A condition will be impose to require measures to be put in 
place to prevent this.   
 
Views of the display area are partly obstructed the existing boundary fence.  
In any case, the land is identified on plans submitted with application 
P/2003/0707 as an overspill car park.  I do not consider that the display of 
vehicles for on this part of the site for sale will have a significantly 
greater/different impact upon the appearance of the immediate locality than 
were it used as a car park or were it used to display goods sold by the garden 
centre, such as garden sheds for example.   
 
The sales office is a timber structure 5m wide by 3.9m deep by 2.7m high.  It 
is not dissimilar in size or appearance to the type of building that could 
reasonably expected to be displayed for sale at a garden centre.  The building 
is not unduly prominent and therefore does not have an adverse impact upon 
the appearance of the site or the wider locality. 
 
Customer parking is provided within the existing garden centre car park and 
therefore results in no changes to the appearance of the site. 
 
Given the modest size of the vehicles sales area and associated sales office, 
particularly in the context of the garden centre site as a whole, the use does 
not materially change the character and appearance of the site and in turn 
does not adversely impact upon the wider countryside.  I am also satisfied that 
the proposals do not harm the openness of the Green Barrier.  The retention 
of the existing boundary fence along the site frontage will be required by 
condition as will a condition to prevent external lighting.   
 
Residential amenity: The land subject to the application is approximately 
50m from the boundary of the curtilage of the nearest dwelling.  Given the 
established use of the site, I do not consider the proposed use as being likely 
to result in any loss of residential amenity. 
 
Access and parking: Highways have confirmed that the site access benefits 
from adequate visibility.  As noted above there are no proposals to display 
vehicles forward of the existing boundary fence within the highway verge.  As 
such the use will not impede the safe use of the site access. 
 
Highways have expressed no concerns regarding traffic generation, the space 
for parking/unloading of delivery vehicles or customer parking.  I have no 
reason to disagree with their conclusions and as such I am satisfied the 
proposals do not pose a risk to highway safety.   
 
Other Matters: The local member has referred to the use of conditions to 
prevent banner signs along the frontage of the site.  Paragraph 3.11 of  
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Circular 016/2014 advises that a local planning authority should not impose 
conditions on a grant of planning permission to control matters which are the  
 
subject of different controls elsewhere in planning legislation such as, 
advertisement control. It would therefore not be appropriate to impose a 
condition that seeks to control the display of signage at the site.  The display 
of signage is controlled by advert regulations and should the applicants wish  
to display signage that requires express consent, then they will need to submit 
a formal application that will be considered on its own merits at that time.   
 
I am aware that the existing garden centre building replaced an earlier 
structure but does not currently benefit from planning permission.  This is not 
a relevant material consideration in the determination of the application.  If the 
site owner submits a planning application for the retention of that building or 
indeed for any other development at the site, then the proposals will be 
considered on their own merits at that time.  It would be unreasonable to 
determine this application on the basis of what happen at the site in future.    
 
Given that planning policy seeks to control the nature and scale of retail sales 
in the countryside I consider it appropriate to withdraw permitted development 
rights so that the sales office cannot be changed to a general retail outlet.   
 
CONCLUSION 
 
Despite not according with policy S7 I am satisfied that the development does 
not harm the appearance of the site, the wider countryside, Green Barrier, 
residential amenity or highway safety.  As such it accords with policies GDP1, 
EC1 and T8. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. No vehicles shall be displayed for sale on any part of the site other than 
in the area described as Car Sales Area on the 1:500 plan received 25 June 
2018.  For the avoidance of doubt, no vehicles shall be parked or displayed 
for sale within the grass to the north of the existing boundary fence. 
2. No use of the Car Sales Area shall take place until parking spaces 
described as Car Sales Customer Parking on the 1:500 plan received 25 June 
2018 have been laid out, surfaced and drained.  These spaces shall thereafter 
be permanently retained and kept free of any obstruction and made solely 
available for the parking of vehicles at all times. 
3. No use of the Care Sales Area shall take place until the vehicular 
access from the site onto the A534 Holt Road has been provided visibility 
splays of 2.4 metres x 215 metres in both directions measured to the nearside 
edge of the adjoining highway.  Within these splays there shall be no 
obstruction above the level of the adjoining carriageway.  The splays shall 
thereafter be permanently retained clear of any such obstruction to visibility. 
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4. Notwithstanding the provisions of Part 3, Class A of Schedule 2 to the 
Town and Country Planning (General Permitted Development) Order 1995 (or 
any order revoking, re-enacting that Order with or without modification) the  
Car Sales Office shown on the 1:500 plan received 25 June 2018 shall not be 
used for any purpose other than one in conjunction with the sale and display 
of motor vehicles. 
5. The existing boundary fence adjoining the Care Sales Area shall be 
retained in its current position and at its exiting height for the lifetime of the 
use hereby permitted. 
6. There shall be no external lighting placed on the land subject to this 
permission or sited to illuminate any part of it.  
7. Within one month of the date of this permission, measures shall be put 
in place to prevent vehicles parking along the grass verge fronting the site in 
accordance with a scheme that shall have first been submitted to and 
approved in writing by the local planning authority.  The measures put in place 
shall thereafter be permanently retained.   
 
REASON(S) 
 
1. In the interests the visual amenities of the area and highway safety. 
2. 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. 
3. To ensure the formation of a safe and satisfactory access. 
4. In the interests of controlling the nature and scale of retail 
developments located outside of town and district shopping centres. 
5. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
6. The interests of protected the rural landscape. 
7. To prevent vehicles be parked in an area that would detract from the 
appearance of the site and wider rural landscape.   
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0373 
 
 
COMMUNITY: 
Acton 
 
 
WARD: 
Rhosnesni 

LOCATION: 
2 LICHFIELD CLOSE WREXHAM 
LL13 9QZ  
 
DESCRIPTION: 
ERECTION OF 6' HIGH FENCE (IN 
RETROSPECT) 
 
APPLICANT(S) NAME: 
MISS SARAH SINGLETON  
 

DATE RECEIVED:  
09/05/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MISS SARAH 
SINGLETON 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought in retrospect for the erection of a boundary 
fence.  
 
HISTORY 
 
None. 
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PLANNING POLICY 
 
The site is located within the Wrexham settlement limit.  Policies PS2 and 
GDP1 are relevant.   
 
CONSULTATIONS 
 
Community Council: The Community Council has no objection to 

this retrospective application and 
recognises that part of the new fencing to 
the front of the property has been dropped 
to 1metre high providing improved visibility 
curves at the junction of Mile Barn Road 
and Lichfield Close. The removal of the 
hedge has also reinstated clear level access 
on the adjoining pavement. 

Local Member: Cllr M. Davies – No issues with the 
application.  There are a number of fences 
of similar height facing the same road within 
only a short distance. I have received no 
communication from any residents who are 
complaining or objecting to the fence. The 
fence has been erected professionally and 
looks neat and tidy.  

Site notice:    Expired 13.06.2018 
Highways: No recommendations. 
Neighbouring occupiers:  Nine neighbouring occupiers notified. 
   
SPECIAL CONSIDERATIONS 
 
The housing estate where the application site can be found has been laid out 
on the open plan principle.  Generally, the gardens in front of the houses are 
open with small means of enclosures along the street frontage such as low 
brick walls, shrubs and evergreen hedging.  In some cases hedges have 
grown high, primarily on the corner plots to screen the side and rear garden 
areas. 
 
The general open character of the estate and the use of hedges to screen 
gardens where needed, are an integral part of the local environment and the 
attractive appearance of the area. The proposed fence is about 1.7 to 1.8m 
high and runs for a distance of about 20m along Mile Barn Road.  As the 
fence runs around the corner of the property boundary onto Lichfield Close it 
drops down to a height of around 1 metre.  This element of the works is 
deemed as permitted development and does not require an application for 
planning permission.  
 
The proposed fence is readily visible, as a permanent presence, in the street 
scene. The solid form and height of the fence gives it a dominant, stark 
appearance and makes it visually intrusive in the street scene.  The intrusive  
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and incongruous nature of the fence would be emphasised by the contrast 
with the hedges on the estate.  I also consider that this is further exacerbated 
by the application site being located on a prominent corner plot with an open 
frontage. 
 
An image of the proposed fence (as it has been constructed) and a street view 
image from 2011 is shown below for the benefit of Members.  These have 
been grouped as a ‘before and after’ set. 
 
 

 

 
Before and after view from south east 
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Before and after view from north west 
 
Representations have been received that the fence as built represents a 
better solution than the overgrown and unmaintained hedge that was 
previously in situ.  I agree that any situation that maintains a footway at its 
maximum constructed width is a benefit.  However, I do not agree that this 
should mean that a boundary treatment which is inappropriate in design terms 
should automatically be accepted as appropriate.  There may have been other 
options available such as trimming back the hedge or a lower boundary 
enclosure or a different design.  I give this argument little weight in this 
instance. 
 
Conclusion:  For the reasons set out above I conclude that a fence of the 
type proposed running for a considerable distance along the pavement on 
Mile Barn Road would be visually intrusive and incongruous and would have a  
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significantly harmful effect on the character and appearance of the local street 
scene, in conflict with policy GDP1. 
 
 
RECOMMENDATION:  That permission be REFUSED 
 
REASON(S) 
 
1. The development, by virtue of its length, height, choice of materials and 
proximity to the pavement will have a harmful impact upon the street scene 
and appearance of the immediate locality, which is predominantly open plan in 
character.  The proposed development is therefore contrary to policy GDP1 of 
the Wrexham Unitary Development Plan. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0375 
 
 
COMMUNITY: 
Bronington 
 
 
WARD: 
Bronington 

LOCATION: 
CAE BACH ELLESMERE ROAD 
BRONINGTON WREXHAM  
SY13 3HD  
 
DESCRIPTION: 
USE OF AGRICULTURAL LAND 
TOGETHER WITH EXISTING 
MODERN FARM BUILDING AS A 
FARM EDUCATION AND ACTIVITY 
CENTRE TOGETHER WITH THE 
ERECTION OF A TOILET BLOCK, 
CONSTRUCTION OF ACCESS 
ARRANGEMENTS AND ANCILLARY 
PARKING 
 
APPLICANT(S) NAME: 
MR ROBERT MIDDLETON  
 

DATE RECEIVED:  
09/05/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
MR ROBERT 
MIDDLETON 
 

______________________________________________________________ 
P/2018/0375 
THE SITE 
 

 
 
 

Application site 

Existing building 

Proposed WC 
Block 
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PROPOSAL 
 
The applicant is seeking to use the 2.6ha site and existing 385 sq.m building 
for a mixture of leisure and education uses.  Details submitted with the 
application confirm the intended uses are as follows: 
 
Leisure: Team Building Days where visitors can participate in: 

• Sheep Gathering 
• Pig Herding 
• Tractor Driving 
• Egg Throwing 
• Welly Toss 
• Tug of War 
• Greasy Pole 
• Relay Race 

 
Educational activities associated with the City & Guilds Level 1 NVQ in Land 
Based Studies  

• Use, transport and assist with the maintenance of tools and equipment 
• Contribute to the maintenance of structures and surfaces  
• Assist with maintaining the health and wellbeing of animals  
• Assist with the care of animals  
• Assist with the movement handling and accommodation of animals  
• Assist with the repair and maintenance of structures in the countryside 

Carry out basic tractor operations  
• Assist with feeding and watering animals  
• Assist with the preparation and maintenance of animal accommodation 

Assist with the handling and restraint of animals  
 
No building works are proposed within the site although a portable WC 
building is to be sited adjacent to the south-east elevation of the existing 
building. 
 
HISTORY 
 
P/2004/0845  Erection of agricultural livestock/fodder buildings.   

Granted 11.8.2004 
P/2008/1007   Erection of agricultural building.  Granted 3.11.2008. 
P/2015/0962 Use of land and farm building as farm activity centre 

(leisure) (48 days per annum) and as a DIY wedding 
venue (12 per annum) and siting of portable toilet block.  
Refused 18.3.2016 

 
DEVELOPMENT PLAN 
 
Outside of settlement limit.  Policies GDP1, EC6, E5 and T8 apply.  
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CONSULTATIONS 
 
Community Council: Over fifteen residents attended the Community 

Council meeting to voice their concerns and 
objections to the above planning application. The 
Council agreed to strongly oppose this planning 
application based on the following: 
• Noise levels due to the close proximity of the 

church to the site; 
• The volume of people attending the site at any 

one time; 
• Whether there would be alcohol at the site; 
• Access to the site as it is located off a 

dangerous road; 
• Increased traffic 
• Drainage concerns; 
• Questioned the need for another facility in the 

area as there are already similar operations 
nearby; 

• This planning application does not conform with 
the farm diversification for Welsh farmers in the 
Welsh Development Plan. The planning 
application doesn’t demonstrate that there is a 
need in the local community for the 
development to take place. The proposed 
development doesn’t bring anything back into 
the local community. 

Local Member: Notified 14.5.18 
Public Protection:  No comments 
Highways:   Have made the following comments: 

- Visibility splays of 2.4 x 160 metres to the west 
and 2.4 x 215 metres to the east required; 

- The existing/proposed access provides splays 
in excess of the requirements, subject to 
regular maintenance of existing verges; 

- The existing access is approximately 4.9m wide 
and is gated 5.5m behind the highway.  The 
access is surfaced with loose bound materials; 

- I understand the maximum length of vehicles 
utilising the site will be 12.5m long coach.  
Swept path plans have been submitted 
indicating the movements in/out of the site 
access and turning/parking of a 12.5m long 
coach within the site which are considered 
acceptable.  It would appear some internal 
fencing will need to be modified to 
accommodate these movements; 

- Recommend any proposed access is surfaced 
with hardbound materials for a minimum 
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distance of 15m and no gates erected within 
15m of the highway boundary; 

- The site appears to be served by a narrow 
single track (typically 2.4m wide) surfaced with 
loose bound materials which leads to the 
existing building.   It would be considered 
beneficial to improve this track to accommodate 
the simultaneous passage of 2 no. vehicles 
(e.g. 5m width).  However the proposed 
passing place would be considered adequate; 

- It would be preferable to relocate the main car 
park access (internal) away from the main 
access onto the A495 to avoid any conflict of 
movements; 

- In terms of parking provision the submitted 
layout plan appears to indicate the provision of 
8 parking spaces next to the main building and 
38 spaces within the existing field fronting the 
site.  Based on the information submitted the 
proposed site is considerable capable of 
accommodating adequate parking; 

- Recommend a car parking management plan; 
- Recommend a Construction Traffic 

Management Plan; 
- No objection subject to conditions.     

Welsh Water: As the applicant intends utilising a package 
treatment plant facility we would advise that the 
applicant contacts Natural Resources Wales who 
may have an input in the regulation of this method 
of drainage disposal. 

NRW:    Protected Species    
• Recommend that planning permission should 

only be granted if a condition is attached 
requiring all Great Crested Newt avoidance and 
mitigation measures described in the Extended 
Phase 1 Habitat Survey being set out in a 
method statement, and fully implemented.  This 
would address significant concerns we have 
identified and would not object provided you 
attach the condition.  

Foul Drainage 
• Government policy states that, where 

practicable, foul drainage should be discharged 
to the mains sewer. Where this is not possible 
and private sewage treatment / disposal 
facilities are utilised, they must be installed and 
maintained in accordance with British Standard 
6297 and Approved Document H of the 
Building Regulations 2000. You should also 
have regard to Welsh Office Circular 10/99 in 
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respect of planning requirements for non-mains 
sewerage 

Site Notice:   Expired 6.6.2018 
Neighbours:   The owners/occupiers of 11 properties notified. 

14 objections received to the application 
expressing the following concerns: 
- Similar to application previously rejected; 
- Highway safety; 
- Noise; 
- Proximity to Bronington Parish Church and 

disruption to weddings, christenings and 
funerals held there 

- Countryside should be protected; 
- Health and safety/safety of visitors; 
- Animal welfare 
- An application for a caravan to live on site may 

appear; 
- Very little evidence that it will be used as an 

educational facility; 
- No farm diversification; 
- Applicant developed his business in Yorkshire 

to include a wedding venue without planning 
permission.  Part of the business was 
investigated and closed down by Enforcement 
Officers from Harrogate County Council; 

- Does not accord with the LDP or TAN6; 
- The development is not intended to cater for 

local need as advised by national policy; 
- Likely to cater for stag/hen/corporate leisure 

days; 
- Proximity to a nature reserve; 
- Not in keeping with the area; 
- No enquires made with local schools; 
- Other sites in the area that can provide a better 

learning environment; 
- Will the education be provided by skilled and 

qualified educators; 
- Applicants unaware of high standard 

agricultural colleges in the area; 
- Operating times contradict employment laws; 
- Restrictions should be imposed on the number 

of visitors; 
- Increased usage of the A495 will incur excess 

repair work; 
- Proximity to shooting ground; 

 
2 representations in support for the following 
reasons; 
- Benefit local community and Welsh tourism 

industry; 
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- Educational benefits; 
- Employment; 
- Use of local accommodation, restaurants and 

transport providers. 
 
SPECIAL CONSIDERATIONS 
 
Background: The applicants applied in 2015 to use the land and building as 
a farm activity centre for up to 48 days per year and a DIY wedding venue for 
12 days per year together with the provision of a portable WC building to be 
sited adjacent to the south-east elevation of the existing building.   
 
Following a site visit Members refused the application (P/2015/0962) for the 
following reason: 
 
The proposed uses would result in an unacceptable intrusion into the open 
countryside, by virtue of increased noise and disturbance and generally loss 
of amenity arising from the development. To allow the development would 
therefore be contrary to policy GDP1 ( f ) of the adopted Wrexham Unitary 
Development Plan.  
 
The current application differs from the previous one in so far as it is not 
proposed to use the site as a wedding venue and it is now proposed to use 
the site for educational as well as recreation purposes.  Save for some minor 
changes to provide a turning area for a coach, the site layout is the same as 
previously proposed.  Unlike the previous application the applicant is also now 
proposing to use the site year round rather than on a limited number of days 
per year.   
 
Policy: Both local and national planning policies are broadly supportive of 
new businesses being located in the countryside.   
 
Policy E5 allows for small scale employment development in the countryside 
through the re-use of existing buildings subject to: 
 
The proposals according with policy GDP1; 

a) The building being structurally sound and capable of re-use without 
extensive rebuilding; 

b) Any inherent characteristics of merit are retained; 
c) The building and curtilage do not constitute and undesirable intrusion 

into the landscape, create access problems nor require provision of 
services at public cost. 

 
The policy does not include a definition of what is considered ‘small scale’, 
however given that the size of the building, the amount of adjoining land and 
the fact that up to 2 people will be employed, it is reasonable to consider the 
proposals to be a small scale employment development and therefore policy 
E5 is applicable.  I will consider the issues covered by a)-d) in more detail 
below.   Policy E5 does not require applicants to demonstrate a need for the  
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development in order to justify the change of use of farm buildings to other 
employment uses nor for the proposed use to serve local needs only.   
 
In addition to the above, Planning Policy Wales (Chapter 7) is supportive of 
diversifying the rural economy and advises that new businesses are essential 
to sustain and improve rural communities.  There are no national planning 
policy requirements for the applicant to identify a specific need for the 
business or for it to serve only local needs.        
 
Economic Benefits:  Details submitted suggest that the site will provide 
employment for 2 people if the proposed uses are granted permission, 
therefore the development will provide direct economic benefits, albeit on a 
small scale.   
 
In addition to the above it is reasonable to assume that some of those 
attending the site may choose to stay in visitor accommodation in wider area 
and/or use other facilities in other nearby settlements such as shops, public 
houses and restaurants, thus helping to support and sustain existing 
businesses.   
 
Given the proximity of the site to the border with Shropshire and to Whitchurch 
in particular, it is likely that visitors to the site may well be of benefit to 
businesses located outside of the County Borough as well as within it.  
However Planning Policy Wales does not advise that it is only the area 
immediately around a development or the local authority area within which it is 
located that must derive benefits from it in order for it to accord with planning 
policy.  Furthermore local residents are just as likely to be dependent upon 
businesses in towns like Whitchurch for employment, retail and leisure as they 
are upon businesses within the County Borough.  Any benefits derived by 
businesses in the wider locality as a result of the development will therefore 
be of benefit to local residents, even if indirectly.   
 
Visual Impact: No extensions or significant alterations to the existing building 
are proposed.  An existing opening in the northern elevation of the building is 
to be reduced in size and sliding doors to enclose this and another opening at 
the southern end of the building are to be installed.  This will result in minimal 
change to the appearance of the building and will not impact significantly upon 
the wider landscape.   
 
The proposed WC building will be 9.7m long, 3m wide, 2.6m high with a 
mono-pitched roof and clad in timber.  It will be sited adjacent to the southern 
elevation of the existing farm building.  Its position, size and appearance 
means it will not be prominent nor will it detract from the appearance of the 
site or the wider rural landscape. 
 
The submitted details confirm that approximately half of the internal area of 
the building will have picnic benches sited in it, although these may be moved 
outside to a picnic area to the south of the building.  This area is well 
screened from the A495 by the existing building and boundary hedges.  In any  
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case the siting of picnic benches on the land will have a small impact upon the 
overall appearance of the site and will not materially impact upon the 
character of the wider rural landscape.   
 
Parking will be provided in an existing hard surfaced yard immediately to the 
north of the building as well as adjacent to the northern boundary of the site 
and to east of the access.  Just over half of the latter will be partly provided on 
reinforced grass mesh, with the remainder provided on trakmats as and when 
additional spaces are required.  Both are far less intrusive than a hard 
surfaced area.  The parking areas are well screened by the existing boundary 
hedge along the highway boundary and therefore in my opinion will not 
adversely impact of the rural character of the locality.    
 
Highways have requested that the site access be surfaced with hard bound 
materials for the first 15 metres from the boundary with the A495.  The access 
is already hard surfaced, albeit with loose materials.  Replacing this with a 
hard bound material will not significantly alter the appearance of the site.   
 
Overall I am satisfied that the development will not result in significant change 
to the appearance of the site and in turn will not be an undesirable intrusion 
into the wider rural landscape.   To ensure that the existing boundary hedges 
and trees within the site are protected and therefore continue to afford 
screening I consider it appropriate to require an arboricultural method 
statement to be submitted by condition.   
 
In considering this application, Members should be aware that the whilst 
proposed layout of the site is very similar to the plans proposed under 
application P/2015/0962, the previous application was not refused on the 
grounds of visual impact.  
 
Amenity: The proposed operating times of the development are between 9am 
and 6pm Mondays to Saturdays.  It will not operate on Sundays.  I accept that 
having groups of people on site and the operation of agricultural equipment 
has the potential to generate noise, however in order to justify refusal the 
noise must give rise to material harm to the occupiers of nearby properties.  
The fact that noise may occur as a result of the use of land in the countryside 
is not, by itself, a valid reason for refusal.   
 
I appreciate that the proposed recreational and educational uses are to take 
place year round rather than on a limited number of days per year as with the 
previous proposals, however the number of days the site is in use does not 
automatically increase the risk of noise nuisance, although it does increase 
the frequency of any noise associated with that use.   However noise 
nuisance issues arise because of the type and volume of noise generated by 
a specific use of land as well as the proximity of that use to residential 
properties.   
 
The nearest dwellings are around 250 metres from the site and the edge of 
Bronington is around 400m away.  The site is not located in a remote rural  
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location but adjoins the A495.  Traffic along the A495 will generate a degree 
of noise during the times when the development is in use, indeed as a result 
of traffic noise, background noise levels in the vicinity of the site will be 
noticeably higher than in an area located further from a busy main road.  I also 
not that Public Protection have no comments regarding the proposals.   
 
Taking the above into account, I do not consider the presence of groups of 
people on site as being likely to generate levels of noise that will harm the 
standard of amenity afforded to occupiers of the nearest dwellings.  Similarly I 
do not consider the use of agricultural equipment at likely to generate levels of 
noise that will prove harmful to residential amenity.  In any case, given that the 
lawful use of the site is currently for agriculture, agricultural equipment could 
be used at the site regardless of whether planning permission for the 
proposals is given.   
 
Whilst I am aware of the previous reason for refusal I consider the proposals 
submitted to be materially different.  The applicant is no longer proposing to 
utilise the site as a wedding venue therefore the potential noise nuisance as a 
result of amplified music and/or late night use is eliminated.  
 
Impact upon Bronington Parish Church: The western site boundary is 
around 175 metres from the boundary of the church yard and over 200 metres 
from the church itself with two fields in between.  Views of the site from the 
churchyard are partially obscured by existing trees and hedges.  Whilst I 
understand the concerns about the possible impact of the development upon 
weddings, christenings or funerals held at the church, given the distance I 
consider it unlikely that the proposals will significantly prejudice the use of the 
church or churchyard given the degree of separation between the two sites.  
 
Impact upon adjacent land:  The submitted plans do not provide for any 
form of buffer between the areas where activities will take place and the site 
boundary.  However it will be for the operators of the development to ensure 
that activities, items or litter do not stray onto adjoining land.  
 
I have not been provided with any evidence that the proposed uses are 
incompatible with the use of adjacent land as a shooting range.  In any case, it 
is for the operators of the shooting range to ensure that any events they have 
do not threaten the safety of the users of adjacent land, including the 
application site.   
 
With regards impact upon the use of adjoining fields for agriculture, many 
fields adjoin sites that are used for non-agricultural purposes.  I therefore see 
no reason why the proposals will prejudice the ability of the owners of 
adjacent land to continue to farm that land, including keeping livestock on it. 
 
The proposed WC building will be 2.5 metres from the north-eastern boundary 
of the site.  Given its size and function it is unlikely to prejudice or impact upon 
the use of adjoining land.   
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Access and parking: Visibility at the site access is adequate in both 
directions.  The site access is also wide enough to enable simultaneous 
access and egress to/from the site.  
 
The details submitted suggest that the number of people attending the site at 
any one time, including staff, is unlikely to exceed 50 with 30 being typical.  It 
is anticipated that visitors will arrive by coach, minibus, car or a combination of 
these.   The submitted details confirm that a 12.5m coach can safely enter, 
leave and manoeuvre within the site.   
  
Parking spaces will be provided adjacent to the building (8 spaces including 2 
mobility spaces) and near to the northern boundary of the site (38 spaces), 
therefore 46 spaces will be made available.  Based on the information 
submitted I am satisfied that the on-site parking provision is adequate for the 
likely number of visitors. 
 
The existing site access is surfaced with loose bound materials and has a 
gate 5.5 metres from the highway boundary.  Highways have requested that 
any gates be 15 metres back from the highway boundary and that the access 
be surfaced with hard bound materials for that distance.  These measures 
would ensure that vehicles, in particular a coach, can pull off the highway and 
not obstruct the A495 even if gates are closed.  The use of hard bound 
materials will also ensure that loose materials are not tracked onto the 
highway by vehicles leaving the site.   
 
Highways have requested conditions to require the submission and 
implementation of a car parking management plan to limit the type and 
number of vehicles on site at any one time, and construction traffic 
management plan.   
 
Whilst it is appropriate to limit the size of passenger transport vehicles that 
visit the site on the basis that a longer vehicle may have difficulty entering and 
leaving the site, it would be difficult to enforce a parking management plan.   
In any case my opinion such a requirement is unnecessary.  As noted above, 
the plans demonstrate that a 12.5m coach can safety access the site and 
manoeuvre within it.  If visitors to the site arrived in more than one coach or 
mini-bus or by a combination of both then it is reasonable to conclude that 
fewer visitors will arrive by car.  Therefore even if the coaches or buses 
occupy the parking areas and reduce the spaces available for cars, it is 
unlikely that parking demand will exceed the supply of spaces available.   
 
There is sufficient space for 92% of the visitors (assuming a maximum of 50 
routinely attend) to arrive by car, assuming none arrive by other means.  I 
consider it reasonable to conclude that at least some visitors to the site will 
share cars therefore even if all arrive by car, then it is unlikely that demand for 
parking will regularly exceed supply.   
 
The proposed use can be implemented with only modest changes to the site.  
No major construction works are required therefore I do not consider it  
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necessary to impose a requirement for a construction traffic management 
plan.   
 
Consumption of alcohol:  I have no reason to believe that the alcohol would 
be sold for consumption at the site.   However this is a matter controlled via 
the Licencing Act 2003 and lies outside of the scope of planning control. 
 
The consumption of alcohol brought onto the site as opposed to any sold on 
the site is outside of the scope of planning control or licensing control.  The 
behaviour of anyone on site who consumes alcohol will ultimately be the 
responsibility of the site manager and/or those holding events at the site.  In 
any case planning controls deal with the use of the land rather than the 
behaviour of the occupiers/users of the site.  It will be for the site operator to 
ensure that visitors to the site behave in an appropriate manner. 
 
Ecology: There are records of Great Crested Newts (GCN) in the area.  The 
ecology report accompanying the application recommends that reasonable 
avoidance measures are implemented to prevent harm to GCN.  NRW have 
confirmed they would have no objections to the development subject to a 
condition being imposed to require the implementation of a RAMs scheme.  I 
am satisfied that subject to these measures the development is not likely to be 
detrimental to the maintenance of the favourable conservation status of the 
local population of great crested newts. 
 
Drainage: Foul drainage from the WC building will be via a package treatment 
plant.  Welsh Water have informed me that there are no mains drains within 
the vicinity of the site therefore a private facility such as the type proposed is 
the only realistic option.  I have no reason to believe that the proposed 
method of foul drainage poses a pollution risk to the local environment.   
 
Animal welfare:  Whilst noting concerns about animal welfare, this is not a 
material planning consideration.  The operators of the site will need to ensure 
they comply with animal welfare legislation. 
 
Health and Safety: I have no reason to believe that the proposed use 
presents an unacceptable risk to visitors of the site.  In any case, it will be for 
the operators of the site to ensure they comply with all relevant Health and 
Safety legislation. 
 
CONCLUSION 
 
The proposed uses can take place without harming the rural character of the 
site and its immediate surroundings, highway safety, ecology and, subject to 
planning conditions, without significant harm to the amenity of the occupiers of 
dwellings in the vicinity.   
 
Subject to the conditions discussed above I am satisfied the proposals accord 
with the relevant UDP policies.     
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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 
plans received 09 May 2018. 
3. No part of the development shall commence until a scheme of 
Reasonable Avoidance Measures (RAMs) in respect of Great Crested Newts 
has been submitted to and approved in writing by the Local Planning 
Authority.  The development shall thereafter only be carried out in strict 
accordance with the RAMs scheme as approved. 
4. 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 and hedgerow protection fencing and ground 
protection measures that comply with British Standard 5837:2012; 
b)  A Tree and Hedgerow Protection Plan showing the location of all trees and 
hedges within the site and along the site boundaries 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 tree or hedgerow Root Protection Areas or 
Construction Exclusion Zone, including any related sections and method for 
avoiding damage to trees and hedgerows; 
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. 
5. No part of the site shall be used for the purposes hereby granted 
permission other than between 9:00 and 18:00 Mondays to Saturdays.  It shall 
not be used for the purposes hereby granted permission at any time on a 
Sunday. 
6. Notwithstanding the provisions of Class D2 of the Schedule to the 
Town and Country Planning (Use Classes) Order 1987 (or any statutory 
instrument revoking and re-enacting that Order with or without amendment) 
when used as a farm activity centre the site shall only be used for the precise 
purposes listed under the heading 'Traditional village sports activities 
associated with team building days' specified on the document titled Schedule 
of Activities. 
7. The vehicular parking and turning areas and the passing place as 
shown on the Site Plan received 09 May 2018 shall be fully laid out prior to 
first use of the site for the purposes subject to this permission.  These areas 
shall thereafter be permanently retained and kept free of any obstruction, and 
made available solely for the parking, turning and passing of motor vehicles 
when the site is in use for the purposes hereby granted planning permission 
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8. The parking area, access road and dry weather overflow parking shall 
not be surfaced in any way other than as specified on the Site Plan received 
09 May 2018.  For the avoidance of doubt these areas shall not be hard 
surfaced using any loose bound or hard bound materials. 
9. Prior to first use of the development hereby approved the vehicular 
access shall provide visibility splays of 2.4 metres x 160 metres to the west 
and 2.4 metres x 215 metres to the east measured to the nearside edge 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. 
10. The uses hereby permitted shall not commence until the access onto 
the A495 has been surfaced with hard bound materials (e.g. bituminous 
macadam) for a minimum distance of 15 metres behind the adjoining highway. 
11. Prior to the first use of the site for the purposes subject to this 
permission, any gate or other means of enclosure across the site access 
within 15 metres of the highway boundary shall be removed.  Thereafter, 
notwithstanding the provisions of Class A, of Schedule 2 Part 2 of the Town 
and Country Planning (General Permitted Development) Order 1995 (or any 
order revoking, re-enacting that Order with or without modification), no gate, 
fence, wall or other means of enclosure shall be erected, constructed or 
placed across the access within 15 metres of the highway boundary. 
12. The vehicular access shall permanently maintained at a width not less 
than 4.9m. 
13. All passenger transport vehicles visiting the site shall be limited to 
vehicles not exceeding 12.5m in length. 
 
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 ensure the work is carried out to accepted arboricultural practices 
for the long term wellbeing of the tree and hedgerows within and adjoining the 
site. 
5. To protect the amenities of the occupiers of nearby properties. 
6. In the interests of protecting the rural character of the site and its 
surroundings. 
7. 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. 
8. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
9. To ensure that adequate visibility is provided at the proposed point of 
access to the highway. 
10. To ensure that no deleterious material is carried onto the highway, in 
the interests of highway safety. 
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11. In the interests of highway safety. 
12. To ensure the formation of a safe and satisfactory access. 
13. In the interests of highway safety. 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0420 
 
 
COMMUNITY: 
Offa 
 
 
WARD: 
Brynyffynnon 

LOCATION: 
39 GIBSON STREET WREXHAM  
LL13 7TS  
 
DESCRIPTION: 
CONVERSION OF DWELLING INTO 2 
NO. FLATS (IN RETROSPECT) 
 
APPLICANT(S) NAME: 
MS J LANE  
 

DATE RECEIVED:  
22/05/2018 
 
 
CASE OFFICER:  
MR 
 
 
AGENT NAME: 
BLUEPRINT  LTD 
MR DAFYDD EDWARDS 
 

______________________________________________________________ 
 
SITE 

 
PROPOSAL 
 
The application seeks retrospective planning permission for the conversion of 
1 no. dwelling into 2 no. flats. 
HISTORY 
None relevant.  
 
DEVELOPMENT PLAN 
 
Within Wrexham Town Settlement Limit.  UDP policies GDP1, H4, H2 and T8 
apply.     
 
 

Application Site 
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CONSULTATIONS 
 
Community Council: Object to the application with concerns raised in 

relation to the size of the dwelling to accommodate 
2 flats which results in inadequate internal space 
and insufficient car parking.   

Local Member:  Notified 24.05.2018. 
Highway Authority: No objection.  The development of 2 no. flats is 

unlikely to result in any significant increase in 
parking demand compared to the demand for 1 no. 
dwelling.   

Site Notice:   Expired 28.06.2018. 
Neighbours: No responses received.    
 
SPECIAL CONSIDERATIONS 
 
Principle:  The application site is located within Wrexham Town Settlement 
Limit as identified on Policy Map 2 INSET 2.   
 
The resultant 2 no. flats remain in the same C3 use class as the original 
dwelling and no major alterations are required without significantly altering the 
character of the original dwelling.    
 
The principle of development is considered to be acceptable and would 
comply with UDP Policies H2 and H4, provided associated matters are 
complied with.  
 
Design and Layout:  No exterior changes to the property are proposed.   
 
Residential Amenity:  Provision of 2 no. one bed flats is not considered 
would give rise to any more noise, nuisance or disturbance as would 1 no. 
dwelling with two bedrooms and this is evidenced by the fact that the flats are 
already in operation and no objection has been made by neighbouring 
properties.   
 
The internal layout of each flat would comprise a bedroom, lounge, kitchen 
and shower room.  The floor space is considered would be limited and the 
actual internal configuration of rooms are not considered to be overly 
appropriate.   
 
However the Council has no guidelines on minimum internal accommodation 
space for dwellings, which was reiterated in an appeal decision under 
application P/2013/0216.  The appeal decision also stated that it was 
unnecessary for the internal layout of the flats to be re-ordered given this 
could be undertaken without requiring planning permission.    
 
The same principles would apply to this scheme and to that effect, the 
proposal on balance, is considered to be appropriate having regard to 
residential amenity impacts on the occupiers of the proposed flats.  
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The private amenity space provision is considered to be appropriate.  
 
Public Protection raises no objection.  
    
Access and Car Parking: There are a significant number of residential 
properties in the area that have no off-street parking provision and the 2 no. 
proposed flats have no off-street parking provision. 
 
The maximum parking provision required for the proposal would be 3 no. 
parking spaces however the standard would not be required given the sites 
sustainable location.  
 
It is considered that the development is unlikely to result in any significant 
increase in parking demand compared with the previous use for 1 no. 
dwelling.   
 
Highway Authority raises no objection.  
 
CONCLUSION 
 
The principle of development is considered to be acceptable and no adverse 
impacts would result to existing levels of visual and residential amenities and 
parking provision in the surrounding area. The proposal would comply with 
UDP Policies H4, H2, GDP1 and T8. 
 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The Approved plans are:- Dwg No. L067/002, Dwg No. L072/001 
 
REASON(S) 
 
1. To define the scope of the planning permission 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0423 
 
 
COMMUNITY: 
Ruabon 
 
 
WARD: 
Penycae & Ruabon 
South 

LOCATION: 
RUABON BUSINESS PARK SITE 
ADJACENT TO A483 RUABON 
WREXHAM  
LL14 6TE  
 
DESCRIPTION: 
APPLICATION FOR APPROVAL OF 
RESERVED MATTERS PURSUANT 
TO OUTLINE PLANNING 
PERMISSION P/2018/0053 - 
APPEARANCE, LANDSCAPING, 
LAYOUT, SCALE FOR MIXED USE 
DEVELOPMENT COMPRISING 
CLASS A1 FOODSTORE, PETROL 
FILLING STATION AND A3 DRIVE-
THRU CAFE 
 
APPLICANT(S) NAME: 
MR BRYN RICHARDS  
ALDI STORES LTD 
 

DATE RECEIVED:  
23/05/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
JLL 
MRS NAOMI KELLETT 
 

______________________________________________________________ 
 
THE SITE 
 

 
*hatching denotes Cadw Registered Park and Garden 
 

PLAS 
MADOC 

RUABON 

WYNNSTAY 
HALL  

SITE 
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PROPOSAL 
 
This is a Reserved Matters submission in relation to the outline planning 
permission which was granted in under planning reference P/2018/0053 for a 
mixed use scheme.  This particular submission seeks approval for the siting, 
design and landscaping of the following elements: 
 
- A1 retail unit and associated access and parking area; 
- Petrol filling station consisting of kiosk canopy, petrol pumps, car wash and 
associated hardstanding; 
- A3 drive-thru style café with associated parking and access; and 
- Internal access roads and pedestrian footways. 
 
A layout plan of the proposed development follows later in this report.    
 
HISTORY 
 
CODE DESCRIPTION OF DEVELOPMENT  DECISION 
RUA23477 BUSINESS PARK, B1 HIGH TECHNOLOGY, 

MANUFACTURING, RESEARCH AND 
DEVELOPMENT & PRESTIGE OFFICES). 

GRANTED 
31.07.1995 

CB01467 VARIATION OF CONDITION NO, 2 OF 
OUTLINE PLANNING PERMISSION 
6/RUA/23477 TO ALLOW A FURTHER 3 
YEAR PERIOD WITHIN WHICH RESERVED 
MATTERS ARE TO BE SUBMITTED.   

GRANTED 
06.10.1997 

P/2000/0418 RELAXATION OF CONDITION NO. 2 
IMPOSED UNDER PLANNING PERMISSION 
CODE NO. CB01467 TO ALLOW 
EXTENSION OF TIME FOR THE 
SUBMISSION OF RESERVED MATTERS 
APPLICATION. 

GRANTED 
31.07.2000 

P/2000/0491 VARIATION OF CONDITION NO 6 OF 
OUTLINE PLANNING PERMISSION NO 
CB01467 TO ALLOW A MAXIMUM OF 65% 
OF THE TOTAL SITE AREA TO BE TAKEN 
UP BY OPERATIONAL AND BUILT 
DEVELOPMENT. 

WITHDRAWN 
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P/2000/0769 VARIATION OF CONDITION NO 6 OF 
OUTLINE PLANNING PERMISSION NO 
CB01467 TO ALLOW A MAXIMUM OF 65% 
OF THE TOTAL SITE AREA TO BE TAKEN 
UP BY OPERATIONAL AND BUILT 
DEVELOPMENT. 

WITHDRAWN 

P/2003/0058 VARIATION OF CONDITIONS 2 AND 3 
IMPOSED UNDER OUTLINE PLANNING 
PERMISSION CODE NO. P/2000/0418 TO 
ALLOW A FURTHER 3 YEAR PERIOD 
WITHIN WHICH RESERVED MATTERS MAY 
BE SUBMITTED AND A FURTHER 5 YEAR 
PERIOD FOR COMMENCEMENT OF 
DEVELOPMENT 

GRANTED 
10.03.2003 

P/2003/0852 DISPLAY OF ‘V’ BOARD SIGN GRANTED 
15.08.2003 

P/2003/1484 BUSINESS PARK, B1 USE (HIGH 
TECHNOLOGY, MANUFACTURING, 
RESEARCH AND DEVELOPMENT OF 
PRESTIGE OFFICES) 

GRANTED 
06.06.2005 

P/2008/0844 OUTLINE APPLICATION FOR 
DEVELOPMENT OF B1 OFFICE, A1 FOOD 
RETAIL, ACCESS ARRANGEMENTS AND 
ASSOCIATED SITE WORKS 

REFUSED 
01.06.2009 

P/2010/0847 APPLICATION FOR CERTIFICATE OF 
LAWFULNESS IN RELATION TO 
DEVELOPMENT COMPRISING THE 
CONSTRUCTION OF AN ACCESS ROAD 
TO SERVE THE DEVELOPMENT OF THE 
RUABON BUSINESS PARK AS APPROVED 
IN DECISION NOTICE REF 
RUA/P/2003/1484 - BUSINESS PARK, B1 
USE (HIGH TECHNOLOGY, 
MANUFACTURING, RESEARCH AND 
DEVELOPMENT OF PRESTIGE OFFICES) 

REFUSED 
ALLOWED 
ON APPEAL 
 

Page 126



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING OFFICER – 30th July 2018 
 

P/2014/0021 OUTLINE APPLICATION FOR MIXED USE 
DEVELOPMENT COMPRISING 
COMMERCIAL (CLASS A1 FOODSTORE 
WITH PETROL FILLING STATION AND 
ASSOCIATED CAR PARKING AND 
CLASSES A3 / B1/ C1), EXTRA-CARE 
(CLASS C2), RESIDENTIAL (CLASS C3) 
WITH ASSOCIATED VEHICULAR ACCESS 
OFF THE A539 AND B5606 AND OTHER 
RELATED IMPROVEMENTS.  
ALL MATTERS RESERVED EXCEPT 
MEANS OF ACCESS. 

GRANTED 
02.10.2015 

P/2018/0053 VARIATION OF CONDITION NOS. 8, 25, 26, 
30 AND 31 IMPOSED UNDER PLANNING 
PERMISSION CODE NO. P/2014/0021. 

GRANTED 
18.05.2018 

 
PLANNING POLICY 
 
The site is outside any settlement limit.  Policies PS1, PS2, PS3, PS4, PS11, 
GDP1, GDP2, EC2, EC4, EC6, EC9, EC11, EC13, H5, H7, S4, S6, S7, CLF5, 
T8 and MW9 of the Wrexham Unitary Development Plan (UDP) are 
applicable.  These policies are amplified in Local Planning Guidance (LPG) 
Notes 10 – Public Open Space in New Developments, 16 – Parking 
Standards, 17 – Trees and Development, 27 – Developer Contributions to 
Schools, 28 – Affordable Housing, 30 – Residential Design Guide and 32 – 
Biodiversity and Development which are relevant. 
 
National planning policy is contained in Planning Policy Wales (Edition 9) 
(PPW) and Technical Advice Notes (TAN) 1 - Joint Housing Land Availability 
Studies, 2 – Planning and Affordable Housing, 5 – Nature Conservation and 
Planning, 11 – Noise, 12 – Design, 18 – Transport, 23 – Economic 
Development and 24 – The Historic Environment. 
 
CONSULTATIONS 
 
Community Council: Supports the application – however 

wishes to ensure that an agreed 
change to the original application 
was that a footpath would be 
provided between the pedestrian 
crossing on the A539 and the 
entrance to the Cil-y- Coed estate. 
This would avoid pedestrians having 
to cross the B5605. 

Local Member:  Notified 24.05.2018 
Adjacent Local Members:  Notified 24.05.2018 

Cllr F. Hemmings – No comment at 
this stage. 
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Cllr D. Wright – No comments at this 
stage. 

Adjacent Community Councils:  Consulted 24.05.2018 
Cefn Community Council – No 
objection 
Chirk Community Council – No 
objection 

Site notices:     Expired 30.06.2018 
Highways: No objections.  Some discussion will 

be required regarding the position of 
the future approved pedestrian 
access.  Detailed design of the 
highways and footways will be 
required.  

Public Protection: Conditions required relating to 
contaminated land investigations due 
to the proximity of an infilled pond. 

Parks & Rights of Way: Consulted 24.05.2018 
Head of Housing and Economy: Consulted 24.05.2018 
Head of Education: Consulted 24.05.2018 
North & Mid Wales Trunk Road  
Agency (Welsh Government): No directions issued. 
NRW: No comments to make as the 

submission does not directly relate to 
the detail requested when outline 
planning permission was under 
consideration (drainage and 
groundwater protection). 

CPAT: No objection was raised to the outline 
permission therefore there are no 
objections raised to the reserved 
matters application. 

Welsh Water: The design of the site should take 
into account the position of a public 
sewer crossing the site. 

Wales and West Utilities: Advice given regarding position of 
gas transmission infrastructure.   

Denbighshire County Council:  Does not wish to raise an objection. 
Shropshire County Council:  Consulted 24.05.2018 
Wrexham Area Civic Society:  Consulted 24.05.2018 
Network Rail:     Consulted 24.05.2018 
Ancient Monuments Society:  Consulted 24.05.2018 
Cadw (Parks and Gardens): Insufficient documentary evidence 

has been provided to justify the 
nature of the design.  Impact upon 
the World heritage site is considered 
to be neutral, nearby SAM moderate 
but not significant.  The proposed 
layout differs from that of the outline 
consent and the application does not 
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consider the impact of the proposal 
on the setting of the registered park 
and garden. 

Garden Historical Society:   Consulted 24.05.2018 
Welsh Historic Gardens Trust:  Consulted 24.05.2018 
Welsh Historic Gardens:   Consulted 24.05.2018 
Historic Gardens Wales:   Consulted 24.05.2018  
Neighbouring occupiers:  51 neighbouring occupiers notified.  

Representations received raising the 
following points: 
• The petrol station and drive thru 

cafe in particular will a massive 
negative  impact upon air quality, 
noise and light pollution; 

• It will affect small local businesses 
which currently benefit from people 
stopping for a drink or food in the 
village; 

• The environmental impact is also a 
major concern – digging up green 
land when there really is no need for 
either a supermarket or petrol 
station; and 

• Adding these features will drag a 
village community that has striven 
and succeeded in recent years back 
to pockets of housing with no central 
village community and much more 
traffic than is safe or sustainable. 

 
SPECIAL CONSIDERATIONS 
 
Background:  Outline planning permission was granted in 2015 for the 
erection of up to 319 dwellings, a single A1 supermarket limited by planning 
obligation to a discounted retailer, A3 (café/restaurant uses), B1 (light 
industrial), C1 (Hotel), C2 (extra-care).  The commercial uses were limited by 
planning condition up to a defined floor area limit.  All detailed matters save 
for the position of the proposed access points were reserved for further 
approval. 
 
Planning permission was granted in early 2018 to vary the requirements of the 
outline planning permission.  This variation related specifically to the wording 
of the planning conditions of the original consent, more specifically that the 
planning obligations would only apply at the relevant phasing point of the 
development i.e. education and open space contributions relating to the 
housing phase rather than the retail/commercial elements.  The site was also 
split into two parts on plan to ensure that the only the one single access point 
was required to be implemented for the retail and residential phases rather 
than the two access points at the same time.  The granting of this variation to 
the outline permission did not fundamentally change the character of the 
scheme. 
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Ordinarily, any plans submitted with outline planning applications are for 
indicative purposes only and are required only so that the local planning 
authority can determine whether the site can be built out in view of the level of 
development proposed and the context of the site in relation to neighbouring 
land uses and physical constraints.  In this instance, it was considered 
important the site were to be developed out in broad accordance with the 
layout as shown on the indicative masterplan because of the relationship of 
the site with the neighbouring settlement boundary and the relationship with 
the nearby Wynnstay historic park and garden.  A condition was imposed on 
the outline permission to ensure that all subsequent Reserved Matters 
applications were submitted in line with this masterplan.  This Reserved 
Matters now under consideration is considered to meet that requirement. 
 
Arguments relating to the principle of the proposed uses cannot be considered 
again.  The impact of commercial uses upon the viability of Ruabon district 
shopping centre and the amenity of neighbouring occupiers has already been 
considered and accepted. 
 
For the benefit of Members I have included an image of the proposed 
reserved matters layout along with a copy of the outline indicative masterplan. 
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Proposed scheme layout 
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Approved masterplan 
 
Siting and Design:  The designs of the buildings are typical and replicate the 
designs used in a variety of other locations.  As referred to earlier in this 
report, the principle of the location of these buildings has been approved 
through the outline consent and cannot be revisited at this stage.  For the 
benefit of Members I have shown a selection of images which show the facing 
elevations of the buildings. 
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Proposed drive-thru cafe 
 

 
Proposed petrol filling station front elevation 
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Proposed supermarket elevations 
 
The buildings would be located in the most prominent position of the overall 
site subject to the outline consent.  The alterations to the site access will result 
in the loss of a significant amount of hedgerow which lines the edge of the 
highway.  Although these buildings will be highly prominent, more specifically 
the A1 retail unit and the small drive-thru café, I consider them to be of a 
simple design.  I can see no specific requirement to deviate from the elevation 
design and facing materials as shown given the context of the surrounding 
landscape and existing built form.  The buildings are all of a low level in their 
mass and would not appear overly dominant in their presence in comparison 
to other buildings located on the edge of the Ruabon settlement.  I am 
therefore satisfied that they would not appear incongruous in this location. 
 
Cadw have responded to their consultation expressing concern that the 
proposal is inadequately documented and that overall design has not been 
justified in line with the location of the site next to a registered park and 
garden (Wynnstay Hall), a series of scheduled monuments and the 
Pontcysyllte World Heritage Site.  In response, the applicant has provided an 
additional report in the form of a Heritage Assessment.  In response to the 
relevant policy set out in Planning Policy Wales (2016), and to comply with the 
requirements set out in Cadw’s response, the applicant has provided a 
statement which identifies the relevant heritage assets that may be affected 
by the proposed development. This report also seeks to provide a statement 
of significance, proportionate to the importance and scale of effect of the 
proposals.  Given the backdrop of the application site to the south and urban  
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form of the edge of Ruabon settlement to the north, I have also considered 
this report as a justification tool for the design solution put forward by the 
applicant. 
 
In summary the report concludes that the impact of the development upon the 
Park and Garden and heritage assets within will be limited.  The design as 
proposed will not be visible from some key viewpoints adjacent to the hall 
which were assessed as part of the original proposal.  These key viewpoints 
are shrouded by a thick bank of mature trees, the density of which indicates 
that even in the winter months will provide suitable screen.  The report 
acknowledges that despite minor alteration to the form of the Wynnstay park 
and garden, it is still possible to appreciate the original design intent of the 
landscape.  However the report concludes that the details submitted for the 
reserved matters application, are within the previously agreed parameters of 
development as established by the outline planning permission.  There will 
inevitably be instances of clear views of the development from within the park 
and garden, however these will also be seen in the context of existing 
glimpses of the existing Ruabon settlement.  As has been demonstrated in 
their submitted visualisations, the proposed development will be obscured 
from view by mature trees from a series of key views and its significance, in 
accordance with PPW and the local plan will be preserved.    
 
I remind Members that the Council have already accepted the principle of a 
retail unit, and other ‘A’ class uses on the site.  Cadw were consulted at this 
outline stage and their views were considered by Members at that time.  I also 
remind Members that a significant justification in accepting the principle of this 
development is the nature of the design of the extant planning permission for 
extensive elevated B1 office units across the entire site.  This proposal 
represents what would be expected from the description of the outline consent 
and the approved masterplan.  I therefore agree with the findings of the 
applicant’s assessment and justification for the designs as presented. 
 
I have sought the further views from Cadw on the content of the report, 
however these were not available at the time of writing.  These views will be 
reported in the addendum.  
 
Landscaping:  In determining the acceptability of the proposed landscaping 
scheme, the starting point must be that character of the site will change.  At 
present, the land is used for arable farming.  Thick vegetation forms the 
northern boundary of the site where it adjoins the highway.  A significant 
amount of this boundary vegetation will be removed to facilitate the access 
and roundabout redesign.  As this submission constitutes the majority of the 
retail and commercial element of the overall outline approval I accept that 
there will be a significant urbanising effect by reason of the large scale 
buildings and car parking areas.  I am content that a suitable landscaping 
scheme should not necessarily seek to hide these characteristics of the site.  
The Council have effectively approved this change in landscape character by 
approving the scheme initially.   
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The planting scheme as provided seeks to provide structured planting on the 
key route into the development which will ultimately form the main route into 
further phases.  This is complemented with a semi native hedge which 
provides an element of connectivity with the nearby rural landscaping.  Low 
level shrub planting is proposed in all available spaces between car parking 
areas and highway boundaries.  I am satisfied that this strikes a reasonable 
balance between the developers ensuring visibility of their commercial 
interests on the site but providing a softening approach between the sub-
zones of uses within this phase of the development. 
 
I have sought clarification as to the design of the western and southern 
boundary close boarded fencing around the retail store.  The applicant’s 
justification is this this will demarcate the extent of the store and provide an 
edge to this phase and future phases.  I am also conscious that the fencing 
provides an element of security and screening of the delivery area for the 
retail store which should not ideally be visible from public view.  
  
Highways:  All buildings would be located and accessed off a central spine 
road linked to a new junction on the roundabout serving the A539 and B5605.  
The issue of the main site access to the development site has already been 
approved at the outline application site.  Detailed layout and specification of 
the amended roundabout is being considered under a separate process 
governed by the Highways Act.    Members are reminded that the outline 
permission also includes conditions requiring a series of highway 
improvements including the installation of a signal controlled crossing, speed 
limit reduction on the dual carriageway to 30mph and the creation of a footway 
link into Ruabon, all of which are to be implemented prior to the first 
occupation of the development. 
 
Highways have assessed the overall proposal in terms of the design of the 
internal roads, parking areas, and footways and no objection has been raised.  
A minor point is noted regarding the under provision of a single disabled 
parking bay within the development.  This has been raised with the applicant 
and confirmation of amended plans will be addressed in the addendum.  
 
There is no need to seek additional information regarding the specification of 
the highway and pedestrian construction as this will be dealt with under 
adoption processes. 
 
Other matters: 
 
Conditions on outline consent 
The outline planning permission is effectively the overall planning permission 
for the development.  It contains a raft of planning conditions seeking the 
submission of additional detail to cover matters which go beyond those 
defined as the Reserved Matters (siting, appearance, scale and landscaping).  
There are planning conditions relating to the submission of further detail in 
respect of: 
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- Drainage; 
- Arboricultural protection; 
- Travel planning; 
- Affordable housing, education contribution and open space provision; 
- Land contamination investigation 
 
As these matters are secured via the outline planning permission they remain 
relevant and enforceable to this and any subsequent Reserved Matters 
submissions.  There is therefore no requirement to repeat those conditions on 
this current application.  This would be deemed unnecessary in line with 
national planning guidance.        
 
Planning obligations 
The outline planning permission is the subject of a planning obligation under 
Section 106 of the Town and Country Planning Act 1990.  The obligation 
seeks to secure public open space provision/management, affordable housing 
provision and education contributions so far as these requirements relate to 
the housing phases of the consent.   
 
The obligation also includes a provision which ensures that the retail element 
of the development is restricted to a Deep Discounter operator without 
provisions like standalone butchers, fish, deli, pharmacy and post office 
counters, that product lines be limited and that no more than 25% of the sales 
floor area be assigned to the sale of comparison goods.  Condition nos. 9 and 
10 of the outline planning permission also restricted the retail element to a 
single unit of no more than 2312m2.  I am satisfied that the detail presented 
accords with the requirements of the planning obligation.  
 
Conclusion:  I am satisfied that the detail contained in this submission meets 
the overall criteria set out in the outline planning permission and conforms to 
the aims of providing a layout in accordance with the accepted masterplan.  
The appearance of the built form and the associated landscaping of the site 
will adequately assimilate the development into the wider context of the area.  
This is considered to be a positive approach, opening up the site to further 
development into the future.  The reserved matters submissions therefore 
accord with relevant UDP policies and I recommend accordingly.    
 
RECOMMENDATION 
 
That the reserved matters be APPROVED subject to the following conditions:  
 
CONDITION(S) 
 
1. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered:- 
1847NESW-100A Location Plan-A3 
1847NESW-101A Existing Site Plan-A1 
1847NESW-102D - Proposed Site Plan - A1 
1847NESW-103C-Proposed ALDI GA Plan-A1 
1847NESW-104D-Proposed ALDI Elevations-A1 
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1847NESW-105D-Proposed ALDI Roof Plan-A1 
1847NESW-106A-Proposed ALDI Roller Shutter Detail-A3 
1847NESW-107C-Proposed ALDI Boundary Treatment-A1 
1847NESW-112A-Proposed Costa GA Plan-A3 
1847NESW-113A-Proposed Costa Elevations-A3 
1847NESW-114A-Proposed Costa Roof Plan-A3 
1847NESW-115A-Proposed Costa Boundary Treatment-A3 
1847NESW-116B - Proposed Substation Details -A3 
1847 NES Ruabon CGI 02 
1847 NESW Ruabon Site Plan V102C 
1847 NESW Ruabon Elevations V104D 
1847NES Design Statement (Rev B) - A4 
V1847-L01D Landscape Plan 
 
Phasing Plans:- 
1847NESW-095A-Phasing Plan-A3 
1847NESW-096B-Proposed Phasing Plan- A1 
and as contained within the application documentation. 
3.  All hard and soft landscaping works shall be carried out in strict 
accordance with the details shown on approved drawings referred to in 
condition 01 and to a timetable that shall submitted to and approved in writing 
by the Local Planning Authority within three months of the commencement of 
development. 
 
REASON(S) 
 
1. 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. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0427 
 
 
COMMUNITY: 
Rhos 
 
 
WARD: 
Ponciau 

LOCATION: 
LLWYN ISA STANLEY ROAD 
PONCIAU WREXHAM LL14 1HH 
 
DESCRIPTION: 
TWO-STOREY CONSERVATORY 
EXTENSION 
 
APPLICANT(S) NAME: 
MR DARRYL ROBERTS  
 

DATE RECEIVED:  
22/05/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MR DARRYL ROBERTS 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the erection of a two storey extension to the 
rear of the dwelling. 
 
HISTORY 
 
CB02648 Outline planning permission for residential development 

and construction of new vehicular and pedestrian access.   
Granted 27.11.1998 

 

Position of proposed 
extension 
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P/2000/0464 Approval of reserved matters for the erection of a 

detached house and garage and construction of new 
vehicular and pedestrian access.  Granted 10.07.2000 

P/2000/0465 Approval of reserved matters for the erection of a 
detached house and garage and construction of new 
vehicular and pedestrian access.  Granted 10.07.2000 

P/2003/0851 Outline application for residential development and 
alteration to existing vehicular access.  Granted 
08.09.2003 

P/2005/0306 Erection of detached dwelling and construction of new 
vehicular access.  Granted 13.07.2005 

 
PLANNING POLICY 
 
The site is located within the Rhos settlement limit.  Polices PS2, GDP1 and 
T8 are relevant.  Guidance is contained in Local Planning Guidance Notes 16 
– Parking Standards and 20 – House Extensions.   
 
CONSULTATIONS 
 
Community Council: Objects.  The extension is too large and 

over intensive for the site.  
Local Member: Cllr P. Pemberton requests that the 

application is reported to the Planning 
Committee for consideration. 

 Cllr K. Hughes notified 19.06.2018  
Site notice:    Expired 29.06.2018 
Neighbouring occupiers:  4 neighbouring occupiers notified.  3 

representations received raising the 
following points: 
• The two storey application will overlook 

and interfere with the privacy of the 
neighbouring dwelling and will be too 
near; 

• The extension will reduce daylight to the 
neighbouring garden areas; and 

• The proposal is out of character with the 
area. 

    
SPECIAL CONSIDERATIONS 
 
Design/Visual Impact:  The dwelling subject to this application is relatively 
modern, permission having been granted in 2005.  It appears as a two storey 
property from the street frontage.  Due to the topography of the site, the 
dwelling is three storeys from the rear.  The proposal is to build a two storey 
extension to the rear of the property which would be constructed in the form of 
a conservatory i.e the clad with uPVC panels, with large glazed openings.  
The roof consists of glass panels. 
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The extension would not be widely visible from the highway frontage.  There is 
a gap between the application site and the neighbouring property which would 
allow a brief glimpse of the side elevation of the structure.  There is an access 
which runs to the side of the property and serves two dwellings located to the 
rear – occupiers of these dwellings would have a clear view of the proposed 
extension. 
 
I am uncomfortable with the proposed visual appearance of the structure.  
Whilst the massing of the extension appears acceptable, I do not consider that 
the choice of materials and style of the facing elevation i.e. a conservatory is 
acceptable.  This will result in a rather incongruous structure attached to the 
rear of the dwelling.  Whilst the facing elevation is not widely visible from 
public viewpoint, it is overlooked by neighbouring dwellings and I consider the 
design of the structure is out of character and visually detrimental to the 
amenity of those neighbouring occupiers. 
 
For the benefit of Members I have included a set of images of the proposed 
extension elevations below along with a street view image of where the side 
elevation of the extension would be visible from the highway frontage.  
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Proposed elevations 
 

 
View from street frontage 
 
Amenity:  The massing of the structure is such that I do not consider it would 
result in a loss of natural daylight to the neighbouring properties.  I am 
satisfied that the structure passes the BRE daylight standards set out in 
LPG20.  
 
The detail shown on the submitted plans indicates that the upper floor of the 
conservatory would be glazed entirely with obscure glass.  This element of the 
scheme could be controlled by planning condition to ensure the privacy of the 
neighbouring occupiers.  At ground floor level, I am satisfied that the 
orientation of the extension with the boundary of the site is such that there 
would be no overlooking of the neighbouring properties. 
 

Position of side elevation of 
extension  
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For these reasons I do not consider that the proposed extension would have 
an adverse impact upon the amenity of the neighbouring occupiers.   
 
Conclusion:  Whilst the massing of the proposed extension is acceptable I do 
not consider that the facing elevations and the use of materials results in a 
proposal that is acceptable visually and it would be detrimental the character 
of the dwelling and the outlook of neighbouring occupiers.  For this reason I 
recommend accordingly.  
 
 
 
RECOMMENDATION:  That permission be REFUSED 
 
 
REASON(S) 
 
1. The extension, by reason of the design of the facing elevations and the 
use of the materials is considered to represent an incongruous addition to the 
dwelling.  It would not make a positive contribution to the character of the area 
and would be visually detrimental.  Therefore, the proposal does not accord 
with policies PS2 and GDP1 of the Wrexham Unitary Development Plan or the 
guiding principles of Local Planning Guidance Note 20 - House Extensions. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0439 
 
 
COMMUNITY: 
Gwersyllt 
 
 
WARD: 
Gwersyllt East & South 

LOCATION: 
GWERSYLLT NEWSAGENTS HOPE 
STREET  WREXHAM  
LL11 4HT  
 
DESCRIPTION: 
CHANGE OF USE FROM RETAIL 
UNIT TO HOT FOOD OUTLET 
 
APPLICANT(S) NAME: 
MR & MRS  MATHEWS  
 

DATE RECEIVED:  
30/05/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
BLUEPRINT  LTD 
MISS L PARRY 
 

______________________________________________________________ 
P/2018/0439 
THE SITE 
 

 
 
PROPOSAL 
 
As above. 
 
HISTORY 
 
No recent history.   
 
 

Application site 
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DEVELOPMENT PLAN 
 
Within settlement limit and Gwersyllt District Shopping Centre.  Policies 
GDP1, S5 and T8 apply. 
 
CONSULTATIONS 
 
Community Council: Members resolved to object to the application on 

the following grounds:- 
• the site is primarily residential and is not part of 

the designated district shopping centre; 
• the site is adjacent to housing and local 

residents complain that vermin, from the nearby 
railway land, already infest the area; the 
deposit of food waste will substantially increase 
the incidence of rodents in the area affecting 
the residents' quality of life; 

• although the site is over 400 metres from a 
school, many children will pass the site on their 
way to and from school; 

• there are already around 5 hot food outlets in 
the area; 

• although there is some provision of car parking 
and previous commercial use has been on this 
site, the parking is primarily for residents' use 
and a hot food outlet will substantially increase 
the volume of short-term car parking, 
particularly at peak times, and will be a 
significant disturbance to local residents; 

• commercial bin collections may also be difficult 
to manage in the restricted parking area; 

• a hot food outlet will create odours which will be 
detrimental to local residents; 

• in the event that Planning Permission is 
granted, the Council submits that the site is 
outside the designated shopping district and 
should therefore be limited as per the guidance 
note: “other local mixed residential/commercial 
areas and isolated locations will be considered 
on their merits and are likely to be 10.00am-
6.00pm 

Cllr David Griffiths:  Happy to support recommendation for refusal. 
Cllr Tina Mannering: Has the following observations: 

• I think as most customers will use the 
facility  in the evening they will park on the 
huge Lidl carpark or the railway carpark 
opposite; 
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• There is now a need for this provision of 

Chinese as the one we had in the village 
has gone vegetarian.  

• I am also concerned that this property has 
been unsaleable for many years.  

• I fear what will happen if the planning is 
rejected. 

•  I believe Lidl is open until 10pm ? 
•  Will we have an empty building looking old 

and run down. ? 
• The application should be heard at 

committee. 
Highways: Recommends permission be refused for the 

following reasons: 
• The proposed development does not make 

adequate provision for the parking of 
vehicles clear of the highway; 

• The establishment of a development of this 
nature in this location would be incompatible 
with through traffic interests and a potential 
source of danger to road users. 

Public Protection: Recommend conditions to secure extraction and 
odour control measures and to limit the noise from 
such plant. 

Site Notice: Expired 28.6.2018 
Neighbours: The owners/occupiers of 9 nearby properties 

notified. 
 10 objections received expressing the following 

concerns: 
- Vermin; 
- Litter 
- Odour 
- Blocking access to neighbouring properties 
- Parking 
- Noise 
- Litter 
- Proposed opening times 
- Anti-social behaviour 
- Enough fast food outlets in the area  

 
SPECIAL CONSIDERATIONS 
 
Policy: The site is located within Gwersyllt District Shopping Centre.  Policy 
S5 states changes of use will not be supported where they adversely impact 
upon the vitality and viability of district shopping centres.  In addition to the 
application site, the district shopping centre includes the Lidl supermarket on 
the opposite side of the road as well as the shopping centre on Dodds Lane. 
 
In the event of the application site becoming a hot food takeaway the district 
shopping centre would continue to offer a range of retail and commercial  
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facilities and as such I am satisfied the proposals will not harm its vitality and 
viability.  It is nevertheless necessary to also consider the impact of the 
proposed change of use in respect of residential amenity and parking 
provision.  I will discuss these matters in more detail below. 
 
There is no planning policy requirement to identify whether there is a need or 
not for this type of facility.  Furthermore in response to the comments 
submitted by Councillor Mannering the application does not given any 
indication as to the type of takeaway food likely to be sold.  This is in any case 
a matter outside of the scope of planning control – planning controls being 
concerned with the use of the land rather than the type of hot food business 
that will operate from the site.   
 
Amenity: The submitted application form suggests that the opening times are 
8:30-17:30 Monday-Saturday and 10:00 to 16:00 Sundays and Bank holidays.  
However the applicants have advised the case officer that the opening times 
are in fact 5:00-17:30 Monday-Friday, 5:00-12:30 Saturdays, 5:00 to 11:30 
Sundays and 5:00 to 10:00 on Bank Holidays.  It is on the basis of the latter 
that I have considered the application. 
 
The proposed opening times are 16:00 to 22:00 Tuesday to Sunday.  It is not 
proposed to open the takeaway on Mondays. 
 
It is accepted that the existing shop use has the potential to give rise to 
disturbance to neighbouring properties early in the morning; however I do not 
accept this as a valid reason to support the proposed change of use.  The 
development will bring about a material change in the nature and timing of 
activity in the vicinity of the site and neighbouring properties, giving rise to far 
greater levels of activity in the evenings, principally as a result of people 
arriving by car to pick up food orders.   
 
The opening hours of the existing shop are not restricted by planning 
condition so the premises could open later should the existing or a future 
occupier decide to do so.  However the prospects of this occurring seem to be 
fairly low.  The Design and Access Statement submitted with the application 
states that whilst it is currently on the market “there has been no interest to 
purchase the property and keep the use of the building as retail’.  Comments 
made by Councillor Mannering would seem to corroborate this.  In any case, 
the proposed use has the potential to be a more intensive one than a retail 
unit.   
 
Given the minimal provision of off-street parking at the premises (covered in 
more detail below) it is likely that many of the visitors to the proposed 
takeaway will park in the dead end section of Hope Street immediately to the 
west of the site.  This is likely to result in unacceptable levels of disturbance to 
neighbouring properties, in particular the occupiers of Beehive House and 
Horseshoe Cottage as a result of the noise of vehicles arriving, departing and 
doors being opened and closed.   
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It is also not inconceivable that some visitors to the takeaway may attempt to 
park across or in the private driveway that passes between the application site 
and Beehive Cottages and serves as means of access to a number of other 
neighbouring properties.  This would prove disruptive, not only for the reasons 
outlined above but also inconvenient as a result of vehicular access to 
neighbouring properties being impeded. 
 
I appreciate that the Lidl supermarket on the opposite side of Hope Street also 
opens until 10pm, however the site benefits from its own car park there is a far 
greater degree of separation between it and residential properties.  The 
operation of the supermarket is therefore far less likely to impact upon 
residential amenity. 
 
The applicant’s agent has commented that in addition to Lidl, the site is also 
located close to Gwersyllt railway station and a short distance from a public 
house.  Whilst I accept that these will result in there being a degree of activity 
in the general vicinity during the evenings, as with Lidl there is a far greater 
degree of separation between them and the residential properties adjacent to 
the application site.  Vehicular movements to/from those sites will not travel 
directly past the residential properties adjacent to the application site and it is 
also unlikely that all pedestrians travelling from them will pass directly 
adjacent to those properties.   
 
The applicant’s property includes residential accommodation adjoining and 
above the commercial floor space.  Were this occupied separately to the 
proposed takeaway then future residents would also be adversely affected by 
the matters discussed above.  However the submitted plans confirm that an 
internal access is to remain, suggesting that residential accommodation could 
be occupied by an employee of the business and therefore someone less 
likely to be adversely affected by the operation of the takeaway.  It would be 
possible to impose occupancy conditions on residential accommodation to 
ensure that was the case.   
 
Concerns have been expressed regarding cooking odours.  Plans have been 
received showing the provision of an extraction flue and subject to conditions 
being imposed to require its installation along with appropriate odour control 
measures I am confident that odour could be effectively controlled   
 
Parking: The LPG16 maximum parking provision for the extant use is 4 
spaces compared to 5 for the proposed use. There is only 1 off-street parking 
space immediately in front of the premises.   
 
Whilst it is possible some customers may choose to walk to the site or use 
home delivery services if available, in my experience takeaways are heavily 
reliant on car borne trade.  I have no reason to believe that the proposals will 
be any different.   
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In my opinion it highly likely that many visitors to the site will parking in the 
dead end section of Hope Street to the west of the site, as customers to the 
shop appear to do at present.  The increased demand for parking arising from 
the development has the potential to increase incidences of two vehicles 
parking in the turning head provided in the dead end section of Hope Street.  
This would prevent other vehicles from being able to turn and increase the risk 
of vehicles attempting to reverse out onto traffic travelling along the through 
section of Hope Street.  In addition there is also the potential for some 
customers to try to park along the through section of Hope Street, impeding 
the free flow of traffic.  Were either to occur it would have a detrimental impact 
upon highway safety. 
 
I recognise that the Lidl supermarket car park and the Gwersyllt Railway 
station car park are close to the site.  The applicant’s agent has also 
commented that the car park serving the Dodds Lane shopping centre lies 
within the immediate vicinity of the site.  In my experience however, 
customers of takeaways will generally try to park as close to the premises as 
possible.  The Dodds Lane shopping centre is a 200m walk from the site, 
therefore it is unlikely that customers of the proposed takeaway would choose 
to park there.  
 
The Lidl and railway station car parks lie outside of the applicant’s control and 
are provided specifically for customers to the supermarket and for rail users 
respectively.  They are not public car parks and their owners/occupiers are 
able to implement enforcement measures to prevent their use by the visitors 
to other premises should they choose to.  There is also no way of ensuring 
that visitors to the takeaway used one of the two car parks.  They can 
therefore not be relied upon as alternative locations for customers of the 
proposed business to park at.    
 
Litter: I would expect that many individuals will take food home and therefore 
dispose of food containers in their own bins, although there is a bin directly in 
front of the building for individuals who wish to dispose of food wrappings 
immediately upon leaving the takeaway.   
 
Anti-social behaviour: The planning system is concerned with the impacts 
associated with the use of land and buildings rather than the behaviour of 
individuals who visit particular premises.  In any case, I am not convinced that 
the proposals present a significant risk of increased anti-social behaviour in 
the vicinity.    
 
Vermin: It is for the operator of the site to ensure that waste is dealt with in a 
manner so as to prevent vermin.  Nevertheless there is sufficient space within 
the curtilage of the site to provide storage for bins therefore I have no reason 
to believe that waste cannot be adequately managed.  The provision of a bin 
storage area could be required by condition.   
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Proximity to schools: In order to remove the incentive for children to over-
consume fast food Local Planning Guidance Note 9 states that new 
takeaways should not be located within 400m of a school.   
 
Whilst the site lies within 400m of two primary schools, Gwersyllt CP school 
and Ysgol Heulfan, it likely that the majority of primary-age pupils travel to and 
from school in the company of an adult and do not leave the school grounds 
during the school date.  Furthermore the proposed opening time for the 
takeaway of 16:00 will be after when most primary school-age will have 
completed their journey from school.   Subject to a condition being imposed to 
limit opening times to those proposed, I do not believe the development 
undermine the objectives of LPG9 in this instance.   
 
Other Matters: I understand Councillor Mannering’s concerns about the 
prospect of the site becoming vacant and I accept that were this to occur it 
would harm the vitality and viability of the district shopping centre.  Whilst this 
is consideration that may lend some weight to supporting proposals for 
alternative uses of the building, it does not outweigh the harm I have identified 
above regarding the proposals currently presented.    
 
CONCLUSION 
 
The development is likely to prove prejudicial to the standard of amenity 
afforded to the occupiers of neighbouring properties as well as to highway 
safety.  The proposals therefore conflict with policies GPD1 and T8 of the 
Wrexham Unitary Development Plan.   
 
 
RECOMMENDATION:  That permission be REFUSED 
 
 
REASON(S) 
 
1. The development is likely to result in increased levels of noise and 
disturbance in the evenings to the detriment of the standard of amenity 
afforded to the occupiers of neighbouring properties.  As such the proposals 
do not accord with policy GDP1(f) of the Wrexham Unitary Development Plan. 
2. The development is likely increase on-street parking to the detriment of 
highway safety and therefore does not accord with policies GDP1 (d) and T8 
of the Wrexham Unitary Development Plan. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0467 
 
 
COMMUNITY: 
Acton 
 
 
WARD: 
Acton 

LOCATION: 
42 FFORDD JARVIS WREXHAM LL12 
7UP  
 
DESCRIPTION: 
CHANGE OF USE OF PART OF 
INTEGRAL GARAGE TO DOG 
GROOMING SALON (IN 
RETROSPECT) 
 
APPLICANT(S) NAME: 
MISS AMY WHITE  
 

DATE RECEIVED:  
06/06/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MR NICHOLAS BURGIN 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought in retrospect for the partial change of use of the 
existing dwelling to be used as a dog grooming parlour.  The specific area of 
the dwelling subject to the change of use is the integral garage.  
 
The applicant is seeking planning permission to use the site for these 
purposes between the hours of 0900 and 1700 Monday to Saturday and at no 
time on Sundays or Bank Holidays.  There would be one full time worker (the 
applicant and resident of the dwelling). 

Application site 
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HISTORY 
 
None. 
 
PLANNING POLICY 
 
The site is located within the Wrexham settlement limit.  Policies PS2, GDP1 
and T8 are relevant.  Guidance is also contained in Local Planning Guidance 
Note 16 – Parking Standards.   
 
CONSULTATIONS 
 
Community Council: No objection.  
Local Member: There appears to be some dispute 

regarding parking from neighbours.  
Site notice:    Expired 30.05.2018 
Highways: No objection but recommend conditions to 

control customer visits and that the 
business operates on a personal basis to 
the applicant 

Public Protection: No objection but advise that a condition be 
imposed to control noise levels from any air 
handling equipment. 

Neighbouring occupiers:  5 neighbouring occupiers notified.  4 
representations received objecting to the 
proposal on the following grounds: 
• The proposal is impacting upon 

highways safety as it is causing an 
obstruction for traffic.  Emergency 
vehicles are not able to pass and cars 
parking on the footpaths restrict passage 
of pedestrians including those accessing 
the nearby school; 

• The use of the driveway for customers is 
causing their own vehicles to be parked 
on the highway adding to congestion; 

• On street parking congestion is causing 
difficulty for the neighbouring occupiers 
to enter and leave their own driveway; 

• Average traffic levels and speed of has 
increased since the business began 
operating and is now dominating this 
residential area; 

• The noise levels have increased 
including the noise of the applicants own 
dog which is moved into the garden 
when customers visit; 
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• Customers wrongly visit the 

neighbouring dwelling looking for the 
business which disturbs the occupiers; 

• At least fifty-seven cars were noted 
visiting the property in one week and the 
business can be seen operating from 
0800 to 1900; 

• Requests for vehicles to be moved and 
for customers not to block neighbouring 
access points are frequently ignored;  

• The actions are impinging upon the 
neighbouring occupiers human rights ; 

• Neighbours were not consulted of the 
applicants intentions prior to the 
submission of the application contrary to 
the application documentation; and 

• Neighbouring occupiers do not use the 
facility. 

    
APPLICANTS SUBMISSIONS 
 
The applicant has also provided a further statement to address issues which 
have arisen following receipt of the representations.  The relevant planning 
issues are summarised below: 
 
- There is no impact upon highway safety as customer park vehicles on the 
driveway – there is ample space for vehicles to pass even if a vehicle was 
parked on the highway; 
- The driveway at the site has been extended to accommodate additional 
vehicles; 
- A sign has been placed on the door at the front of the application site asking 
customers to park on the drive; 
- The business is operated on a one-in-one-out basis and the applicant works 
alone; 
- The neighbouring occupier’s difficulty in manoeuvring vehicles could be 
because of a centrally located lamp post and a wall which was once located 
across the site frontage; 
- There are a high percentage of local residents who walk their dogs to the 
site; 
- The service offered is on a part time basis (approx. 20 hours a week) and it 
is not a sit and wait service; and 
- The applicant has provided a petition with 15 signatures in support of the 
proposal. 
 
SPECIAL CONSIDERATIONS 
 
Amenity: The main issue to consider is whether allowing this proposal would 
have a detrimental impact upon the amenity of the neighbouring occupiers in 
this predominantly residential area.  The area is characterised as a traditional 
housing estate formed predominantly by semidetached properties.  This 
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application seeks approval to continue to operate the dog grooming business 
from the integral garage which is situated to the side of the dwelling linked to 
that of neighbouring garage (no. 40 Ffordd Jarvis).  The property boundary is 
directly adjoined by two other dwellings on either side.  
 
Members are asked to note that the existing garage can be used for purposes 
incidental to the use of the dwelling house.  This could include the grooming of 
their own pets as well of those of family and friends and this may not 
necessarily require an application for planning permission.  An application for 
planning permission has been sought in this instance because the garage has 
been specifically converted to be used solely for the grooming of dogs.  It is 
no longer solely an incidental use to the dwelling. 
 
In accordance with the applicant’s submission, visits are limited to one visit at 
a time and as these are on an appointment only basis.  There are unlikely to 
be frequent occasions of crossover visits and customers do not wait on the 
site whilst the dogs are being groomed.  Having considered case law and 
previous appeal decisions relating to dog grooming businesses at dwellings it 
is generally accepted that noise created by dogs initially occurs when dogs 
come into contact with other animals.  It is unlikely that the operation of the 
grooming business will allow this to occur.  The concerns about the noise 
generated by the dogs barking are noted but Members are asked to consider 
what the additional impact of having one dog at a time visit the site would be 
over and above having one or more pet dogs on site at all times.  It is 
considered that the noise and disturbance arising from a single dog being 
groomed at the premises at any one time is unlikely to be excessive. The 
Council's Housing and Public Protection section have been consulted in this 
regard and have raised no objections.  All grooming takes place within the 
garage and this reduces any noise that the dogs produce and the noise of any 
drying equipment is unlikely to be any more significant than the noise 
generated by normal domestic equipment (vacuum cleaners, tumble driers, 
heating flue noise etc.).  The noise resulting from the use is not likely to 
adversely impact on the amenities of adjoining occupiers.  
 
In order to ensure the above is likely to occur planning conditions can be 
imposed to ensure that the business operates on an appointment only basis 
and that only one dog visits the property at any one time.  
 
Highways: The applicant has space available on the drive for 4 motor 
vehicles however it is likely that the 3 vehicles would park in normal 
circumstances.  Highways have not raised concerns about the nature of this 
proposal.  The traffic generated by customer visits is unlikely to result in a 
significant increase in movements.   
 
Whilst there can be no conditions imposed to ensure that visitors use the off 
street parking provision, the low level of traffic generation and the short nature 
of the visits is unlikely to result parking situations uncharacteristic of such 
locations.  I am not provided with any evidence that convinces me that the 
orientation of the nearby highway or the level of traffic visiting the site is 
detrimental to the safe use of the highway.   
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Again, the imposition of conditions to ensure appointment only operation will 
ensure that traffic movements to the site are controlled. 
 
Conclusion:  On balance I am satisfied that this proposal is unlikely to result 
in a detrimental impact upon the neighbouring occupiers of the site or have a 
negative impact upon highway safety.  The Council have taken a consistent 
approach to approving similar dog grooming parlour operations in 
predominantly residential areas.  The imposition of conditions to control how 
customers visit the site are deemed acceptable and I see no difference in this 
instance to other sites recently considered by Members.  I recommend 
accordingly subject to appropriate conditions. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The dog grooming parlour hereby approved shall be used only by the 
applicant, Miss Amy White.  After the need for the dog grooming parlour has 
ceased, the building shall remain as ancillary domestic use to be used in 
conjunction with the occupation of No. 42 Ffordd Jarvis and shall not be used 
for the benefit of any other business use unless otherwise agreed by the 
approval of a separate planning application to that effect. 
2. No commercial dog grooming shall take place outside the hours of 
0900 to 1700 hours Monday to Saturday.  The business shall not operate on 
Sundays or any Bank Holidays.  The use hereby permitted shall be on an 
appointment basis only. 
3. The maximum number of dogs attending the dog grooming business at 
number 42 Ffordd Jarvis (The Premises) shall not exceed one dog at any one 
time. 
 
REASON(S) 
 
1. To ensure that the Council can retain control over the use of the 
building. 
2. To ensure that the business is properly controlled so that the change of 
use does not cause harm to the amenities of the neighbouring residential 
properties outside of normal day time working hours. 
3. To regulate and control activity levels and to restrict any potential 
intensification of use. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0539 
 
 
COMMUNITY: 
Maelor South 
 
 
WARD: 
Overton 

LOCATION: 
22 OAKWOOD PARK PENLEY 
WREXHAM  
LL13 0NE  
 
DESCRIPTION: 
CONSTRUCTION OF DECKING 
AREA TO REAR GARDEN 
TOGETHER WITH ASSOCIATED 
BALUSTRADE AND STEPS (IN 
RETROSPECT) 
 
APPLICANT(S) NAME: 
MRS VICTORIA MORRIS  
 

DATE RECEIVED:  
28/06/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
STEPHENSON STUDIO 
MR KEITH HAMILTON 
 

______________________________________________________________ 
P/2018/0539 
THE SITE 
 

 
 
PROPOSAL 
 
As above. 
 
 
 

Application site 
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HISTORY 
 
P/2013/0177  Two storey extension.  Granted 3.5.2013 
 
DEVELOPMENT PLAN 
 
Within settlement.  Policy GDP1 applies. 
 
CONSULTATIONS 
 
Community Council:  Consulted 3.7.218 
Local Member:  No concerns at this stage. 
Site notice:   Expired 27.7.18 
Neighbours: The owners/occupiers of 2 neighbouring properties 

notified 9.7.18. 
 2 objections received expressing the following 

concerns: 
- No notification about the application; 
- Overlooking; 
- Light columns not shown on submitted plans; 
- Proximity to boundary; 
- Noise 
- Light pollution; 
- Decking should be reduced to 30cm above 

existing ground levels; 
- Site is visible from the Maelor Way footpath 

adjacent to the property. 
- Impact upon quality if life; 
- Decrease the value of property; 

 
SPECIAL CONSIDERATIONS 
 
Design: The decking projects just over 7.15 metres beyond the rear elevation 
of an existing conservatory, not including the steps down into the garden at its 
eastern end.  It is 7.2 metres wide and enclosed by a 1 metre high balustrade.  
At the western end the floor level of the decking is 0.25 metres above ground 
level, but due to the fact the garden of the property slopes downwards 
towards the east, the floor level of the eastern end is 0.79m above ground 
level. 
 
The structure is not visible from the cul-de-sac the application site is located 
in.  There is a public right of way (Penley no.2) that runs adjacent to the rear 
boundary of the site some 40 metres to rear of the decking.  From that 
distance, the decking is viewed in the context of the dwelling, conservatory 
and garden.  It is not unduly prominent and does not detract from the 
character of the area. 
 
The rear and side elevations are included below: 
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Amenity: The decking is 1.5 metres from the boundary with no.20 Oakwood 
to the south and 4 metres from the boundary with no.24 to the north.  The 
applicants have an oil tank located adjacent to the boundary hedge adjacent 
to boundary to of no.24 just beyond the rear elevation of their conservatory. 
 
The decking is not of height or scale to prove overbearing or give rise to 
unacceptable loss of light to either of the neighbouring properties.   
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There is a low fence (approximately 1m high) and planting that is currently 
around 3m in height along the boundary with no.20.  The planting provides 
reasonable screening to prevent significant overlooking of the garden of that 
property in the summer months; however I accept it may provide less effective 
screening in winter months.  Nevertheless, the decking does not afford 
significantly greater views into the garden of the adjacent property than were it 
to have been constructed to confirm to permitted development limits – i.e. to 
not exceed 30cm above ground level at any point.      
 
The boundary of no.24 is enclosed by a fence (approximately 1.6-1.7m in 
height) parallel to the side elevation of the applicant’s conservatory then a 
hedge of around 2m in height parallel to the side of the decking.  Beyond that 
the boundary is enclosure with a fence of around 1m in height with an 
outbuilding adjacent to it within the neighbour’s garden.   The existing 
boundary screening is sufficient to prevent significant views into the garden of 
the neighbouring property. 
 
In light of the above I am satisfied the decking does not prejudice the standard 
of privacy afforded to the occupiers of neighbouring properties.   
 
The submitted plans do not show the provision of two lighting columns that 
are approximately 2m in height and fixed to the outer corners of the decking, 
although they are shown on photographs submitted in support of the 
application – see below: 
 

 
 

Lighting columns 
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I do not consider these as being likely to cause a significantly greater degree 
of illumination of the gardens of adjacent properties or disturbance to adjacent 
occupiers than were the applicants to have lights on in their existing 
conservatory or install other forms of external domestic lighting. 
 
In terms of noise this is matter arising from the behaviour of occupiers of the 
property and is outside the scope of planning control.  I recognise that the 
decking may well permit the more frequent or intensive use of the area of 
garden immediately to the rear of the dwelling, however this would also be the 
case if the applicant’s constructed a decked area not exceeding 30cm about 
ground level or created a paved patio area.  Neither of these would require 
planning permission.   
 
Other Matters: The impact a development may have on the value of 
neighbouring properties is not a material planning consideration.   
 
CONCLUSION 
 
The development accords with policy GDP1.   
 
 
RECOMMENDATION:  That permission be GRANTED 
______________________________________________________________

Page 160



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING OFFICER – 30th July 2018 
 

LIST OF DELEGATED DECISIONS ISSUED 
 
WRR P/2018/0093 
GRANTED 
11/07/2018 

UNIT 1B, REGENT HOUSE, 
REGENT STREET,  
WREXHAM, LL11 1PR 
 

CHANGE OF USE FROM RETAIL SHOP (USE 
CLASS A1) TO RESTAURANT, CAFE AND TAKE-
AWAY (USE CLASS A3) FOR THE SALE OF FOOD 
OR DRINK FOR CONSUMPTION ON THE 
PREMISES OR OF HOT FOOD FOR 
CONSUMPTION OFF THE PREMISES 
 

GLY P/2018/0095 
GRANTED 
13/07/2018 

THE MULBERRY INN, OLD 
ROAD, LLWYNMAWR, 
WREXHAM, LL20 7BB 
 

APPLICATION FOR A NON-MATERIAL 
AMENDMENT TO PLANNING PERMISSION 
P/2016/0994 TO AMEND LAYOUT AND ADD 
RENDER 
 

GWE P/2018/0174 
GRANTED 
29/06/2018 

STANSTY LODGE, MOLD 
ROAD, STANSTY, 
WREXHAM, LL11 4YF 
 

EXTENSION TO ABBATOIR 
 

ERB P/2018/0230 
GRANTED 
17/07/2018 

OLD HALL FARM, 
ERBISTOCK, WREXHAM, 
LL13 0DD 
 

REMOVAL OF OLD HALL FARM TO GROUND 
LEVEL AND ERECTION OF NEW DWELLING AND 
DETACHED GARAGE ON LAND WEST OF OLD 
HALL FARM 
 

CEF P/2018/0284 
REFUSED 
17/07/2018 

PENBEDW CLAYWORKS, 
BOWERS ROAD, 
ACREFAIR, WREXHAM, 
LL14 3TL  
 

CONSTRUCTION OF 2 NO. VEHICULAR 
ACCESSES 
 

ERB P/2018/0288 
GRANTED 
06/07/2018 

VILLAGE HALL, SCHOOL 
LANE, ERBISTOCK, 
WREXHAM, LL13 0DW 
 

CHANGE OF USE OF REDUNDANT VILLAGE 
HALL TO 1 NO. DWELLING 
 

BRY P/2018/0298 
GRANTED 
16/07/2018 

4 ARGOED COTTAGES, ST 
ALBANS ROAD, 
TANYFRON, WREXHAM, 
LL11 5TE 
 

FIRST-FLOOR EXTENSION 
 

GWE P/2018/0301 
GRANTED 
05/07/2018 

GWERSYLLT COUNTY 
PRIMARY 
SCHOOL/JUNIOR 
SCHOOL/YSGOL Y GAER 
INFANTS SCHOOL, 
DODDS LANE, 
GWERSYLLT, WREXHAM, 
L11 4NT 
 

EXTENSION AND REFURBISHMENT OF THE 
EXISTING GWERSYLLT CP SCHOOL BUILDING 
AND ASSOCIATED EXTERNAL WORKS 
INLCUDING NEW CANOPIES AND MODIFIED 
PLAY AREAS, NEW MAIN ENTRANCE CANOPY, 
FORMATION OF NEW HARD STANDING / GAMES 
AREA, DEMOLITION OF THE PUPIL REFER UNIT 
(PRU) FOR REDEVELOPMENT AS A NEW 
PARKING FACILITY FOR THE SCHOOL 
 

CHI P/2018/0320 
GRANTED 
16/07/2018 

THE DINGLE, LOWER 
HALTON, HALTON, CHIRK, 
WREXHAM, LL14 5BG 
 

APPLICATION FOR APPROVAL OF DETAILS 
RESERVED BY CONDITION IMPOSED UNDER 
PLANNING PERMISSION P/2017/0602:- 
CONDITION 5 - SUBMISSION OF FULL DETAILS 
OF A HARD AND SOFT LANDSCAPNG SCHEME 
TOGETHER WITH A TIMESCALE OF 
IMPLEMENTATION OF WORKS 
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CEF P/2018/0321 
GRANTED 
06/07/2018 

4, HILL STREET, 
NEWBRIDGE, WREXHAM, 
LL14 3JQ 
 

DEMOLITION OF EXISTING WASH HOUSE AND 
BATHROOM, NEW TWO-STOREY SIDE 
EXTENSION, INTERNAL ALTERATIONS AND 
CONSTRUCTION OF OFF-ROAD PARKING FOR 2 
NO. VEHICLES 
 

GWE P/2018/0323 
GRANTED 
29/06/2018 

WERN FACH, BOTTOM 
ROAD, SUMMERHILL, 
WREXHAM, LL11 4TR 
 

SINGLE-STOREY REAR EXTENSION 
 

SES P/2018/0327 
GRANTED 
29/06/2018 

FORMER CROSS LANES 
HOTEL, BANGOR ROAD, 
CROSS LANES, 
WREXHAM, LL13 0TF 
 

APPLICATION FOR CONSENT TO DISPLAY 2 NO. 
SIGNAGE BOARDS LOCATED AT THE ENTRANCE 
TO THE ACTIVITY CENTRE 
 

BRY P/2018/0330 
GRANTED 
29/06/2018 

3, ST ALBANS ROAD, 
TANYFRON, WREXHAM, 
LL11 5SY 
 

REAR KITCHEN EXTENSION 
 

BRO P/2018/0335 
REFUSED 
20/06/2018 

121, MOSS VALLEY ROAD, 
NEW BROUGHTON, 
WREXHAM, LL11 6JA 
 

TWO-STOREY SIDE EXTENSION, INTERNAL 
ALTERATIONS AND NEW ACCESS 
 

ESC P/2018/0340 
GRANTED 
05/07/2018 

OUTBUILDINGS AT 
FAWNOG FARM, 
BERSHAM ROAD, 
BERSHAM, WREXHAM, 
LL14 4HT 
 

VARIATION OF CONDITION 3 IMPOSED UNDER 
PLANNING PERMISSION P/2016/0714 TO ALLOW 
THE LAYOUT AND ELEVATIONS OF THE 
DWELLING TO BE AMENDED 
 

ROS P/2018/0344 
GRANTED 
21/06/2018 

POPLAR COTTAGE, 
CHESTER ROAD, 
ROSSETT, WREXHAM, 
LL12 0HW 
 

APPLICATION FOR WORKS TO TREE 
PROTECTED BY TREE PRESERVATION ORDER 
WCBC NO. 211:- 
- 1 NO. IRISH YEW - REDUCE HEIGHT OF TREE 
ONLY BY 1.5M.  ROUND OFF UPPER EDGES TO 
RETAIN CURRENT FORM. 
 

WRA P/2018/0345 
GRANTED 
21/06/2018 

CHERRY HILL CHILDRENS 
DAY NURSERY, 91 
BORRAS PARK ROAD, 
BORRAS, WREXHAM, LL12 
7TF 
 

APPLICATION FOR TREE WORKS TO TREES 
PROTECTED BY TREE PRESERVATION ORDER 
WMBC NO. 86:- 
- PERIMETER TREES, CONSISTING OF PINE AND 
BEECH, TO BE CROWN RAISED 3.0M, ABOVE 
RIDGE OF GARAGE AS GUIDANCE. 
- CORNER ASH TREE TO HAVE ONE LOWER 
LIMB REMOVED AS IDENTIFIED IN ATTACHED 
PHOTO 
 

PEN P/2018/0347 
GRANTED 
02/07/2018 

ROSE COTTAGE, 50 
CHAPEL STREET, 
PENYCAE, WREXHAM, 
LL14 2RF 
 

ERECTION OF LOG CABIN TO REAR TO 
PROPERTY FOR THE OPERATION OF A DOG 
GROOMING BUSINESS (ONE DOG AT A TIME ON 
AN APPOINTMENT BASIS ONLY) 
 

MAE P/2018/0348 
GRANTED 
27/06/2018 

LAND AT, ELLESMERE 
LANE, PENLEY, 
WREXHAM, LL13 0LP 
 

APPLICATION FOR APPROVAL OF RESERVED 
MATTERS PURSUANT TO OUTLINE PLANNING 
PERMISSION P/2017/0270- LAYOUT, SCALE, 
APPEARANCE, LANDSCAPING, ACCESS FOR 5 
NO. DWELLINGS 
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ABE P/2018/0360 
REFUSED 
06/07/2018 

14, EPSOM WAY, 
WREXHAM, LL13 0LZ  
 

CHANGE OF USE OF STRIP OF COMMON LAND 
DOWN SIDE OF PROPERTY TO GARDEN AREA 
 

WRC P/2018/0361 
GRANTED 
20/06/2018 

YSGOL MORGAN LLWYD, 
CEFN ROAD, WREXHAM, 
LL13 9NG 
 

PROPOSED ERECTION OF SIXTH FORM 
TEACHING BLOCK FOR YSGOL MORGAN 
LLWYD, ERECTION OF ASSOCIATED 
ENCLOSURE TO NEW SPRINKLER TANK AND 
PUMP AND DEMOLITION OF SINGLE STOREY 
BUILDING 
 

LLA P/2018/0364 
GRANTED 
28/06/2018 

LLOYD MORRIS 
ELECTRICAL LTD, MINERS 
ROAD, LLAY INDUSTRIAL 
ESTATE, LLAY, 
WREXHAM, LL12 0PJ 
 

TWO-STOREY EXTENSION TO FRONT 
ELEVATION OF EXISTING INDUSTRIAL BUILDING 
TO PROVIDE ADDITIONAL OFFICE, STORAGE 
AND WELFARE FACILITIES TOGETHER WITH 
PROVISION OF ADDITIONAL CAR PARKING TO 
THE REAR 
 

MIN P/2018/0365 
REFUSED 
20/06/2018 

WHITE COTTAGE, 
MAESYFFYNNON ROAD, 
MINERA, WREXHAM, LL11 
3DE 
 

DEMOLITION OF EXISTING PORCH AND 
ERECTION OF REPLACEMENT PORCH 
EXTENSION 
 

GRE P/2018/0366 
GRANTED 
20/06/2018 

BALMUIR GARAGE, 3 
CHESTER ROAD, 
GRESFORD, WREXHAM, 
LL12 8TL 
 

DEMOLITION OF EXISTING DWELLING AND 
DOMESTIC GARAGE, ERECTION OF NEW 
DWELLING WITH DETACHED GARAGE AND GYM 
OVER 
 

LLR P/2018/0369 
GRANTED 
28/06/2018 

2 CANAL TERRACE, 
FRONCYSYLLTE, 
LLANGOLLEN, LL20 7RE 
 

REPLACEMENT OF 2 NO. UPVC WINDOWS WITH 
PAINTED HARDWOOD SASH WINDOWS TO 
GROUND AND FIRST FLOOR 
 

WRR P/2018/0371 
REFUSED 
06/07/2018 

1, WATS DYKE WAY, 
WREXHAM, LL11 2TE,  
 

APPLICATION FOR LAWFUL DEVELOPMENT 
CERTIFICATE FOR PROPOSED SINGLE-STOREY 
REAR EXTENSIONS 
 

RHO P/2018/0372 
GRANTED 
29/06/2018 

11, BRANDY BROOK, 
JOHNSTOWN, WREXHAM, 
LL14 2AJ 
 

FIRST-FLOOR SIDE EXTENSION 
 

LLA P/2018/0376 
GRANTED 
29/06/2018 

H PACK, DAVY WAY, LLAY 
INDUSTRIAL ESTATE, 
LLAY, WREXHAM, LL12 
0PG 
 

CONSTRUCTION OF PRIVATE ELECTRICITY 
SWITCH ROOM ENCLOSURE TO HOUSE 
CUSTOMER / PRIVATE HIGH VOLTAGE RING 
MAIN AND HIGH VOLTAGE METER 
 

GWE P/2018/0378 
GRANTED 
05/07/2018 

TREE TO THE REAR OF, 7, 
CHILTERN CLOSE, 
GWERSYLLT, WREXHAM, 
LL11 4XE 
 

APPLICATION FOR WORKS TO 1 NO. OAK TREE 
(T8)  SUBJECT TO TREE PRESERVATION ORDER 
WCBC NO 27:- 
* REMOVE 2 LOWEST LIMBS OVER REAR LAWN 
AREA BACK TO SOURCE 
* REMOVE SECONDARY LIMB OVER REAR LAWN 
AREA BACK TO SOURCE 
* REMOVE DEADWOOD 
 

WRO P/2018/0389 
GRANTED 
17/07/2018 

THE OLD BREWERY, 
CENTRAL RETAIL PARK, 
CENTRAL ROAD, , 
WREXHAM, LL13 7SR 
 

LISTED BUILDING CONSENT FOR EXTERNAL 
ALTERATIONS TO INCLUDE REPLACEMENT 
SIGNAGE, NEW CANOPY, LIGHTING AND CCTV 
AND RETENTION OF SECURITY GATE 
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WRO P/2018/0390 
GRANTED 
17/07/2018 

THE OLD BREWERY, 
CENTRAL RETAIL PARK, 
CENTRAL ROAD, 
WREXHAM, LL13 7SR 
 

EXTERNAL ALTERATIONS TO INCLUDE 
REPLACEMENT SIGNAGE, NEW CANOPY, 
LIGHTING AND CCTV AND RETENTION OF 
SECURITY GATE 
 

HOL P/2018/0394 
REFUSED 
05/07/2018 

, LAUREL GROVE 
COTTAGE, HOLT ROAD, 
RIDLEY WOOD, 
WREXHAM, LL13 9US 
 

CONSTRUCTION OF WOODEN TREE HOUSE TO 
BE BUILT ON THE EXISTING PLATFORM 
 

WRR P/2018/0398 
GRANTED 
12/07/2018 

48, HOPE STREET, 
WREXHAM, LL11 1BB 
 

LISTED BUILDING CONSENT FOR 
REFURBISHMENTS AND REPAIRS, NEW 
REPLACEMENT LCD SCREEN WITHIN 
SHOPFRONT AND NEW SIGNAGE 
 

WRR P/2018/0399 
GRANTED 
03/07/2018 

THE ELMS, RHOSDDU 
ROAD, WREXHAM, LL11 
1EB 
 

APPLICATION FOR WORKS TO TREE SUBJECT 
TO TREE PRESERVATION ORDER WMBC NO. 11 
- BEECH TREE (T1): 
* REMOVAL OF BRANCH STUBS, DEADWOOD, 
HUNG UP BRANCHES AND CLIMBERS, REMOVAL 
OF SUCKER GROWTH, REMOVAL OF EPICORMIC 
GROWTH TO A HEIGHT OF 2.5 METRES ABOVE 
GROUND LEVEL; 
* CROWN LIFTING TO A MAXIMUM HEIGHT 
ABOVE GROUND LEVEL OF 4.5 METRES, 
ACHIEVED THROUGH END REDUCTION OF 
MINOR BRANCHES; 
* SELECTIVE REDUCTION OF BRANCHES ON 
NORTH SIDE OF CROWN BY A MAXIMUM OF 2 
METRES, CUT BACK TO APPROPRIATE 
PRUNING POINTS TO PROVIDE AROUND 2 
METRES CLEARANCE FROM SOUTH ELEVATION 
OF ADJACENT BUILDING AND OF BRANCHES 
AROUND OVERHEAD CABLE TO PROVIDE 0.5 
METRE CLEARANCE;  
* TREE CROWN TO BE RESHAPED AND 
BALANCED TO GIVE A NATURAL APPEARANCE; 
* ROOT PRUNING - WHERE NECESSARY ROOTS 
UNDER 25MM DIAMETER WILL BE PRUNED 
BACK TO SUITABLE PRUNING POINTS BY A 
COMPETENT ARBORIST 
 

COE P/2018/0406 
GRANTED 
20/06/2018 

26, NANT ROAD, 
COEDPOETH, WREXHAM, 
LL11 3TF  
 

SINGLE-STOREY REAR EXTENSION 
 

GRE P/2018/0407 
GRANTED 
11/07/2018 

2, THE WOODLANDS, 
CHESTER ROAD, 
GRESFORD, WREXHAM, 
LL12 8NU 
 

APPLICATION FOR WORKS TO TREE SUBJECT 
TO TREE PRESERVATION ORDER NO. WCBC 
NO. 136 - CEDAR OF LEBANON (T1):- 
*SELECTIVE PRUNING TO REMOVE DEADWOOD, 
OLD MAJOR 'STUBS' 
*CROWN THIN 15% AREAS OF DENSE BRANCH 
STRUCTURE ONLY 
*REDUCE BY 1.5M WOUNDED BRANCHES ONLY 
TO REDUCE WEIGHT-LOADING 
*REMOVE CROSSING, RUBBING BRANCHES 
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WRO P/2018/0413 
GRANTED 
20/06/2018 

6, COBHAM CLOSE, 
WREXHAM, LL13 7DZ 
 

NEW PITCHED ROOF TO EXISTING DETACHED 
GARAGE 
 

ABE P/2018/0417 
REFUSED 
05/07/2018 

2, COED ABEN 
FARMHOUSE, COED ABEN 
ROAD, WREXHAM 
INDUSTRIAL ESTATE, 
WREXHAM, LL13 9UH 
 

APPLICATION FOR REMOVAL OF CONDITIONS 
NO. 7 AND NO.8 IMPOSED UNDER PLANNING 
PERMISSION P/2017/0965 TO ALLOW THE 
RETENTION AND FULL USE OF EXISTING FRONT 
DOOR AS MEANS OF ACCESS TO THE BUILDING 
AND TO ENABLE USE OF FRONT GARDEN 
 

WRO P/2018/0421 
APPROVED 
04/07/2018 

FORMER FIRE STATION, 
BRADLEY ROAD, 
WREXHAM, LL13 7SU 
 

APPLICATION FOR APPROVAL OF DETAILS 
RESERVED BY CONDITIONS IMPOSED UNDER 
PLANNING PERMISSION P/2017/0771:- 
CONDITION 4 - SUBMISSION OF SCHEME 
DETAILING MODIFICATIONS TO EXISTING 
SPLITTER ISLAND AND NEW SIGNAGE DETAILS 
CONDITION 5 - SUBMISSION OF PHASED SITE 
INVESTIGATIONS OF THE NATURE AND EXTENT 
OF CONTAMINATION 
 

HOL P/2018/0422 
REFUSED 
20/06/2018 

LAND ADJACENT TO 
HILLSIDE FARM, HOLT 
ROAD, LLAN Y PWLL, 
WREXHAM, LL13 9SA,  
 

OUTLINE APPLICATION FOR RESIDENTIAL 
DEVELOPMENT FOR 2 DETACHED DWELLINGS 
WITH ASSOCIATED GARAGES 
 

WRR P/2018/0428 
GRANTED 
16/07/2018 

VODAFONE, 48, HOPE 
STREET, WREXHAM, LL11 
1BB,  
 

DISPLAY OF 1 NO. FASCIA SIGN, 1 NO. HANGING 
SIGN AND 1 NO. INTERNALLY ILLUMINATED 
OTHER SIGN 
 

GRE P/2018/0430 
GRANTED 
21/06/2018 

10, WYNNSTAY LANE, 
MARFORD, WREXHAM, 
LL12 8LF 
 

TWO-STOREY SIDE EXTENSION AND 
ALTERATIONS 
 

RUA P/2018/0431 
GRANTED 
05/07/2018 

WYNN OFFA, WYNNSTAY 
YARD, THE GREEN, 
RUABON, WREXHAM, , 
LL14 6DP 
 

APPLICATION FOR VARIATION OF CONDITION 
NOS. 2 AND 3 IMPOSED UNDER OUTLINE 
PLANNING PERMISSION P/2014/0810 TO EXTEND 
THE TIME PERIOD BY A FURTHER 5 YEARS 
 

GRE P/2018/0432 
GRANTED 
20/06/2018 

1, HAWTHORN ROAD, 
MARFORD, WREXHAM, 
LL12 8XJ 
 

GROUND FLOOR REAR EXTENSION 
 

GWE P/2018/0435 
GRANTED 
05/07/2018 

HIGHER GWERSYLLT 
FARM, SUMMERHILL 
ROAD, LITTLE MOUNTAIN, 
GWERSYLLT, WREXHAM, 
LL11 4SW 
 

SINGLE-STOREY REAR EXTENSION 
 

ABE P/2018/0437 
APPROVED 
04/07/2018 

IPSEN BIOPHARM LTD, , 
ASH ROAD NORTH, 
WREXHAM INDUSTRIAL 
ESTATE, WREXHAM, , 
LL13 9UF 
 

APPLICATION FOR APPROVAL OF DETAILS 
RESERVED BY CONDITIONS IMPOSED UNDER 
PLANNING PERMISSION CODE NO. P/2017/0919 
CONDITION 3 - SCHEME TO DEAL WITH THE 
RISKS ASSOCIATED WITH CONTAMINATION 
CONDITION 7 - CULVERT DIVERSION SCHEME 
CONDITION 8 - SCHEME OF SURFACE WATER 
DRAINAGE 
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OVE P/2018/0440 
GIVES APPR 
16/07/2018 

SHELL BROOK COPSE 
SOUTH OF GWALIA BARN, 
OSWESTRY ROAD, 
OVERTON, WREXHAM, 
LL13 0LG 
 

APPLICATION FOR PRIOR NOTIFICATION OF 
AGRICULTURAL DEVELOPMENT - PROPOSED 
FORESTRY STORAGE BARN 
 

ESC P/2018/0444 
GRANTED 
06/07/2018 

GLENCOE, WREXHAM 
ROAD, JOHNSTOWN, 
WREXHAM, LL14 1PE 
 

VARIATION OF CONDITION 3 IMPOSED UNDER 
PLANNING PERMISSION P/2016/0984 TO ALLOW 
FACING MATERIALS TO BE HALF BRICK HALF 
RENDER 
 

GLY P/2018/0446 
GRANTED 
11/07/2018 

TU HWNT IR NANT, 
LLWYNMAWR, 
LLANGOLLEN, LL20 7BG 
 

LISTED BUILDING CONSENT FOR A TWO-
STOREY FIRST AND SECOND FLOOR REAR 
EXTENSION OVER THE EXISTING FLAT ROOF 
EXTENSION TO FORM 2 NO. ADDITIONAL 
BEDROOMS TOGETHER WITH REAR DORMER 
WINDOW TO EXISTING BEDROOM TO REPLACE 
MODERN SKYLIGHT 
 

GLY P/2018/0447 
GRANTED 
11/07/2018 

TU HWNT IR NANT, 
LLWYNMAWR, 
LLANGOLLEN, LL20 7BG 
 

TWO-STOREY FIRST AND SECOND FLOOR REAR 
EXTENSION OVER EXISTING FLAT ROOF 
EXTENSION TO FORM 2 NO. ADDITIONAL 
BEDROOMS TOGETHER WITH REAR DORMER 
WINDOW TO EXISTING BEDROOM TO REPLACE 
MODERN SKYLIGHT 
 

WRC P/2018/0450 
GRANTED 
06/07/2018 

LAND IN FRONT OF NOS 
11 TO 18, RIDLEY VIEW, 
CAIA, WREXHAM, LL13 
9HS 
 

PROPOSED ON STREET PARKING AND KERB 
REALIGNMENT 
 

LLR P/2018/0458 
PRIOR APP NR 
06/07/2018 

SUGN Y PWLL SERVICE 
RESERVOIR, TOWER HILL, 
GARTH, WREXHAM, LL20 
7YH,  
 

APPLICATION FOR PRIOR NOTIFICATION OF 
PROPOSED DEMOLITION OF DISUSED 
MICROSTRAINER HOUSE 
 

GRE P/2018/0459 
GRANTED 
09/07/2018 

COLLIERS PARK, 
CHESTER ROAD, 
GRESFORD, WREXHAM, 
LL12 8PW 
 

APPLICATION FOR APPROVAL OF DETAILS 
RESERVED BY CONDITIONS IMPOSED UNDER 
PLANNING PERMISSION P/2018/0194: 
CONDITION 4 - ELEVATION DETAILS OF 
FENCING AND NETTING. SPECTATOR STANDS, 
CAMERA GANTRIES, IRRIGATION TANKS AND 
PUMPS 
CONDITION 10 - FULL DETAILS FOR THE 
ARBORICULTURAL SUPERVISION OF TREE 
PROTECTION MEASURES 
CONDITION 11 - SUBMISSION OF BIOSECURITY 
RISK ASSESSMENT 
CONDITION 17 - SUBMISSION OF A 
CONSTRUCTION TRAFFIC MANAGEMENT PLAN 
 

LLA P/2018/0461 
GRANTED 
22/06/2018 

SITE OF FORMER SHARP 
PRECISION WAREHOUSE, 
DAVY WAY, LLAY 
INDUSTRIAL ESTATE, 
LLAY, WREXHAM, LL12 
0PB 
 

APPLICATION FOR A NON-MATERIAL 
AMENDMENT TO PLANNING PERMISSION 
P/2015/0583 TO ALLOW REVISION TO 
PROPOSED SITE PLAN RELOCATING 
REPLACEMENT POND AND REVISIONS TO 
PLANTING 
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MAE P/2018/0468 
REFUSED 
11/07/2018 

LAND ADJOINING, CHAPEL 
GARDENS, PENLEY, 
WREXHAM, LL13 0LU 
 

OUTLINE APPLICATION FOR RESIDENTIAL 
DEVELOPMENT (9 HOUSES) AND ALTERATIONS 
TO EXISTING ACCESS 
 

MAE P/2018/0469 
REFUSED 
16/07/2018 

LAND OPPOSITE MADRAS 
PRIMARY SCHOOL, 
CORNER OF OVERTON 
ROAD AND, HOLLY BUSH 
LANE, PENLEY, 
WREXHAM, LL13 0LQ 
 

OUTLINE APPLICATION FOR RESIDENTIAL 
DEVELOPMENT (8 HOUSES) AND 
CONSTRUCTION OF NEW VEHICULAR ACCESS 
 

RHO P/2018/0470 
GRANTED 
04/07/2018 

33, ERW LWYD, 
RHOSLLANERCHRUGOG, 
WREXHAM, LL14 2EL 
 

SINGLE-STOREY SIDE AND REAR EXTENSION 
 

RHO P/2018/0471 
APPROVED 
13/07/2018 

NEW FOUNDRY 
BUILDINGS, GUTTER HILL, 
JOHNSTOWN, WREXHAM, 
LL14 1LS 
 

APPLICATION FOR APPROVAL OF DETAILS 
RESERVED BY CONDITION IMPOSED UNDER 
PLANNING PERMISSION P/2017/0755: 
CONDITION 5 - SUBMISSION OF A PHASED SITE 
INVESTIGATION OF THE NATURE AND EXTENT 
OF CONTAMINATION 
 

WRO P/2018/0473 
GRANTED 
11/07/2018 

4, FFORDD YSTRAD, 
WREXHAM, LL13 7QQ,  
 

FIRST-FLOOR EXTENSION ABOVE GARAGE, 
SINGLE-STOREY REAR EXTENSION AND NEW 
FRONT PORCH 
 

GRE P/2018/0476 
GRANTED 
11/07/2018 

LAUREL HOUSE, 68 
WYNNSTAY LANE, 
MARFORD, WREXHAM, 
LL12 8LH 
 

SINGLE-STOREY EXTENSION WITH BALCONY 
OVER 
 

RUA P/2018/0478 
GRANTED 
11/07/2018 

BUILDINGS AT, HIGH 
STREET, RUABON, 
WREXHAM, LL14 6BL 
 

DEMOLITION OF THREE DWELLINGS AND 
ERECTION OF 3 NEW DWELLINGS AND ACCESS 
ARRANGEMENTS 
 

WRA P/2018/0479 
GRANTED 
11/07/2018 

61, JEFFREYS ROAD, 
WREXHAM, LL12 7PD 
 

FRONT PORCH CANOPY EXTENSION AND REAR 
SINGLE-STOREY EXTENSION 
 

WRR P/2018/0480 
GRANTED 
05/07/2018 

14 - 16, REGENT STREET, 
WREXHAM, LL11 1SA 
 

EXTENSIONS TO FIRST AND SECOND FLOOR 
LEVELS TO APARTMENTS NOS. 2 AND 4 
 

GRE P/2018/0490 
GRANTED 
11/07/2018 

GRESFORD SERVICE 
STATION, CHESTER 
ROAD, GRESFORD, 
WREXHAM, LL12 8TL 
 

INSTALLATION OF 2 NO. RAPID ELECTRIC 
CHARGING STATIONS / BAYS TOGETHER WITH 
ASSOCIATED EQUIPMENT 
 

HOL P/2018/0500 
GRANTED 
18/07/2018 

RED HALL, PLAS 
BOSTOCK, 
COMMONWOOD, HOLT, 
WREXHAM, LL13 9TF 
 

APPLICATION FOR APPROVAL OF DETAILS 
RESERVED BY CONDITIONS IMPOSED UNDER 
PLANNING PERMISSION P/2017/1063: 
CONDITION 3 - PHOTOGRAPHIC SURVEY 
CONDITION 5 - PAINT COLOUR FINISH OF EXTERNAL 
JOINERY 
CONDITION 6 - SPECIFICATION OF THE RAINWATER 
GOODS AND ROOF LIGHTS 
CONDITION 7 - DETAILS OF PIPEWORK, EXTRACTS, 
METER BOXES, FLUES, VENTS AND DUCTWORK 
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RHO P/2018/0501 
GRANTED 
22/06/2018 

FORMER DEPOT, 
MORETON AVENUE, 
JOHNSTOWN, WREXHAM, 
LL14 2AR 
 

APPLICATION FOR A NON-MATERIAL 
AMENDMENT TO PLANNING PERMISSION CODE 
NO. P/2007/1069 TO ALLOW REMOVAL OF 
CONDITION 13 RELATING TO SURFACE WATER / 
LAND DRAINAGE 
 

GRE P/2018/0503 
GRANTED 
02/07/2018 

BRYN Y GROES, CHESTER 
ROAD, GRESFORD, 
WREXHAM, LL12 8UA  
 

APPLICATION FOR A NON-MATERIAL 
AMENDMENT TO PLANNING PERMISSION 
P/2018/0118:- 
PLOT 17 - TO AMEND WINDOW POSITIONS DUE 
TO INTERNAL ALTERATION 
 

WRA P/2018/0524 
GRANTED 
16/07/2018 

23, THE LINKS, WREXHAM, 
LL13 9PZ 
 

APPLICATION FOR A LAWFUL DEVELOPMENT 
CERTIFICATE FOR THE PROPOSED DEMOLITION 
OF EXISTING CONSERVATORY AND 
DEVELOPMENT OF SINGLE-STOREY EXTENSION 
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