
        
     
     
 
REPORT TO: 

 
Planning Committee 

 
REPORT NO. 

 
HEP/04/19 

 
DATE: 

 
7th January 2019 

 
REPORTING OFFICER: 

 
Head of Environment and Planning 

 
CONTACT OFFICER: 

 
Matthew Phillips (Ext 8780) 

 
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 
 

WOR  
 

P/2018 /0367 
 

MR KEN ROSCOE GRANT 
 

13 – 21 
 

WRO  
 

P/2018 /0448 
 

ADVANCE BRIGHTER 
FUTURES 

GRANT 
 

22 – 28 

ROS  
 

P/2018 /0560 
 

BELLIS BROS LTD AND 
TRUSTEES OF THE 
BELLIS FAMILY TRUST 
 

GRANT 
 

29 – 74 

BRN  
 

P/2018 /0572 
 

MR & MRS  ROBERTS GRANT 
 

75 – 80 

CEF  
 

P/2018 /0630 
 

MR JESSE MORRISON REFUSE 
 

81 – 84 

GWE  
 

P/2018 /0738 
 

LLAY UNITED YOUTH 
FOOTBALL CLUB 
 

GRANT 
 

85 – 90 

WRR  
 

P/2018 /0773 
 

MR ANDREW SHIELD GRANT 
 

91 – 96 

WRC  
 

P/2018 /0787 
 

MR JENNIS KONADAN GRANT 
 

97 – 101 

WRO  
 

P/2018 /0804 
 

DEBORAH NOAH GRANT 102 – 105 

GRE  
 

P/2018 /0826 
 

MR PAUL FORRET GRANT 
 

106 – 108 

WRC  
 

P/2018 /0850 
 

MISS PARVINA BEGUM GRANT 
 

109 – 112 

PEN  
 

P/2018 /0925 
 

CRAVUNE BUSINESS 
SERVICES LIMITED 
 

GRANT 
 

113 – 122 

ISY P/2018 /0977 MR ALEX LOVEN GRANT 
 

123 – 128 

 
Total Number of Planning Applications Included in Agenda - 13 
 
All plans included in this report are re-produced from Ordnance Survey Mapping with the 
permission of the Controller of Her Majesty’s Stationery Office.   Crown Copyright.  
Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil 
proceedings.   
WCBC Licence No. LA0902IL 
 
All plans are intended to be illustrative only and should be used only to identify the location of 
the proposal and the surrounding features.  The scale of the plans will vary.  Full details may 
be viewed on the case files.    
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APPLICATION NO: 
P/2018 /0367 
 
 
COMMUNITY: 
Willington and 
Worthenbury 
 
 
WARD: 
Bronington 

LOCATION: 
GWERN Y TO SHOCKLACH LANE 
WORTHENBURY WREXHAM  
SY14 7AZ  
 
DESCRIPTION: 
DEMOLITION OF EXISTING HOUSE 
AND SHIPPON, ERECTION OF NEW 
5 BEDROOM HOUSE AND 
REFURBISHMENT OF EXSTING 
STABLE AND BARN BUILDING 
(RESUBMISSION OF PLANNING 
PERMISSION CODE NO. 
P/2015/0434) 
 
APPLICANT(S) NAME: 
MR KEN ROSCOE  
 

DATE RECEIVED:  
04/05/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
PEGASUS PLANNING 
MR JONATHAN 
STOREY 
 

______________________________________________________________ 
 
THE SITE 
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PROPOSAL 
 
Planning permission is sought for the replacement of the existing dwelling and 
for the refurbishment of an existing agricultural / stable building to be utilised 
for purposes ancillary to the resulting dwelling.  
 
HISTORY 
 
P/2014/0961 Demolition of existing house and shippon barn and 

erection of 4 bed detached house and refurbishment of 
stable building.  Withdrawn 

 
P/2015/0434 Demolition of existing house and shippon and erection of 

new 5 bedroom family house and refurbishment of 
existing stable barn building.  Granted 05.08.2015. 

 
PLANNING POLICY 
 
The site is located outside any defined settlement limit and within a C2 flood 
zone as defined by Welsh Government Technical Advice Note 15 (TAN15).  
Policies PS1, PS2, PS3, PS4, GDP1, EC4, EC12, EC13, H5, H10 and T8 of 
the Wrexham UDP are relevant.  Guidance is also contained in Local Planning 
Guidance Notes 13 – Housing in the Countryside, 16 – Parking Standards, 17 
– Trees and Development and 21 – Space Around Dwellings. 
 
CONSULTATIONS 
 
Community Council: Consulted 09.05.2018 
Local Member: Notified 09.05.2018 
Site notice:    Expired 08.06.2018 
Public Protection: No objection.  Construction nuisance 

informatives are recommended. 
Highways: No objection.  Comments are made in 

relation to desirable possible improvements 
to the point of access. 

Welsh Water: No objection as no Welsh Water 
infrastructure is proposed to be utilised. 

NRW: Significant concerns raised in relation to the 
location of the development within a C2 
flood zone. 

CPAT: A photographic survey of the agricultural 
building to be converted should be carried 
out prior to works commencing. 

Cheshire West & Chester 
Council: Consulted 09.05.2018 
Neighbouring occupiers:  One neighbouring occupier notified 

21.05.2018. 
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SPECIAL CONSIDERATIONS 
 
Background:  The existing dwelling is located outside settlement, but the 
principle of the development is acceptable as a replacement dwelling in 
accordance with policy Wrexham UDP policy H10 and LPG13.  The existing 
dwelling is a modest traditional brick built farm house with a small range of 
former pig houses on the western boundary.  This planning application is a 
resubmission following the expiry of an identical planning application which 
granted in August 2015.  Normally a commencement period of 5 years is a 
condition of such a planning permission.  However in the case of this 
proposal, a 2 year period for commencement was conditioned because of the 
significant potential for bats to inhabit the buildings to removed/modified. 
 
Although no longer extant, permission having expired in August 2017, the 
proposal now before Members effectively seeks to renew this permission.  
The scale and facing appearance of the proposed dwelling remains as was 
previously approved – the principle of this scale of development already 
having been accepted.  
 
The main issues for consideration are whether there have been any changes 
in the characteristics of the site or its surroundings or whether there have 
been any material changes in local or national planning policy which may 
override a previous decision to grant planning permission.  
 
Amenity and design:  Notwithstanding the above, for the benefit of 
Members, the proposal has been designed to reflect the character of the 
existing dwelling.  It is considered that the key elevation is that facing up 
towards Frog Lane (east).  The area is low lying across the Dee floodplain, 
with distant views from the west stretching for over 1.5-2km (across the 
administrative boundary to Cheshire West and Chester). 
 
The proposed dwelling would represent over 100% increase in floor area.  
However, I am satisfied that the design of the property on the front (eastern) 
elevation is sympathetic to the character of the existing dwelling and features 
a contemporary shiplap timber ‘extension’ which creates a subservient 
addition.  To the rear, a more contemporary appearance has been adopted 
with two feature gables utilising timber framing and a high proportion of 
glazing.  The dwelling is located some 300 metres from Frog Lane and direct 
views are interrupted by field vegetation and the groups of trees surrounding 
the property.  From the east a public right of way some 1km is the nearest 
viewpoint.  I am satisfied that this solution is the correct approach, with the 
most sympathetic elevation of the design given careful consideration.  Whilst 
the scale of the dwelling is well in excess of LPG13 guidance, I am satisfied 
that the design is acceptable. 
 
Flooding:  The site is wholly located within a TAN15 C2 flood zone – an area 
of known flooding based on modelling and not defended by any significant 
infrastructure.  Residential development is ‘highly vulnerable development’ as  
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defined by TAN15 and is normally resisted on the basis that the risk of 
flooding events upon such uses are unacceptable and cannot be mitigated. 
 
The site has an existing lawful residential use and a dwelling which is 
considered to be habitable and not abandoned – there being a clear intent to 
protect the building and promote a sale and development of the site.  In 2015 
NRW were satisfied with this approach and the conclusions of the submitted 
Flood Consequences Assessment which proposed a 300mm increase in 
finished floor level over the existing dwelling.  This was considered to 
represent a significant level of betterment over and above the existing 
situation given that the existing dwelling could be inhabited and renovated 
with no control over its use.  A condition was imposed on the planning 
permission that the finished floor level of the new dwelling be set at 51.38m 
AOD, 30cm higher than the existing dwelling. 
 
In August 2016 the Welsh Government issued a policy clarification letter 
confirming all FCAs for new development should incorporate assessment of 
peak river flows as a result of climate change projections.  NRW have raised 
significant concerns that the FCA submitted with the application has not taken 
into consideration these requirements.   
 
Normally, in accordance with TAN15, entirely new residential development 
(highly vulnerable development) would be deemed inappropriate in C2 flood 
zones and wold not be entertained.  The council would not encourage the 
preparation of an FCA for this reason as it is accepted that the risks from 
flooding are wholly inappropriate.   
 
I do not share the concerns of NRW for the reason that there are different 
circumstances that must be acknowledged in relation to this site.  As referred 
to above, there is an existing lawful dwelling on the site which could be 
occupied and significantly extended by exploiting permitted development 
rights.  There is therefore already a risk to occupiers of the site.  The 
proposed replacement dwelling would also provide betterment over the 
existing situation in that the FCA proposes a finished floor level 300mm in 
excess of the existing site level (as per the previous planning permission).  
Flood resilient measures are also proposed in the design of the dwelling and 
previously were a condition of the 2015 planning permission. 
 
Of significant relevance is the previous stance of NRW in that these 
circumstances and the design of the dwelling were accepted.  I wholly 
acknowledge that there has been a change in policy circumstances.  However 
I do not consider that to put the applicant through the process and cost of 
seeking a further FCA to take into account the recommended additional peak 
river flow calculations will be necessary.  It is highly likely to result in a 
circumstance where no additional betterment is required beyond that already 
proposed.  For these reasons I do not consider that the proposed 
development will represent a situation where there will be an unacceptable 
risk from flooding to occupiers of the site.  There is the opportunity to secure  
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controlled, significant betterment and therefore the scheme does not conflict 
with policy EC12 or the overarching aims of TAN15.  In order to improve the 
situation further, the applicant has provided an additional plan to further 
increase the finished floor level by 0.06m - I am satisfied that this further 
improves the situation without resulting in any detrimental visual impact. 
 
Highways:  The previous planning permission raised no issues of concern in 
relation to highway safety.  However, highways have advised that the existing 
access from the adopted highway suffers from poor visibility and 
improvements could be made.  It would be inappropriate to insist on these 
changes given that the nature of the development will not result in any 
increase in traffic movements.  It is simply a redevelopment of the existing 
lawful use.  The improvements required would also result in a significant loss 
of hedgerow which would be detrimental to the visual amenity of the area and 
to the habitat quality that the hedgerow offers.  A condition is required to 
ensure that any improvements to the long access driveway down to the 
dwelling will not have a detrimental impact upon the quality of the existing 
parallel boundary hedgerow.  
   
Trees and ecology:  An updated tree survey and an ecology report have 
been provided with the submission.  The reports do not raise any issues that 
were not considered in the 2015 submission.  Appropriate tree protection 
conditions have been recommended by the council’s arboricultural officer and 
an updated ecology report concludes that the presence of common bats within 
the building can be mitigated through the provision of habitat creation such as 
bat boxes.  General great crested newt reasonable avoidance measures are 
also recommended within the submission which can be conditioned in line 
with NRW comments.     
  
Conclusion:  I am satisfied that the impact of the development can be 
justified.  The previous granting of planning permission is a significant material 
consideration and I am satisfied that there have been no changes in 
circumstances that would lead me to conclude that the development proposed 
development should not benefit from further planning permission.  The 
proposed development in its current form accords with local and national 
planning policy and I recommend accordingly. 
 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of two (2) years from the date of this permission.  
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2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered L(91)010 Rev P2 - 
Proposed Elevations, L(91)001 Rev P4 - Proposed Ground Floor Plan , 
L(91)002 Rev P3 - Proposed First Floor Plan, L(80)001 Rev P2 - Existing Site  
Plan, L(81)001 Rev P4 - Proposed Site Plan and PL10 - Proposed Stable 
Plans and Elevations and contained within the application documentation. 
3. No part of the development shall commence until samples of all 
external facing and roofing materials have been submitted to and approved in 
writing by the Local Planning Authority. The development shall only be carried 
out in strict accordance with such details as are approved. 
4. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 1995 (or any order revoking, re-
enacting that Order with or without modification), no further development shall 
take place under Classes A, B, C, D, E, F or G of Schedule 2, Part(s) 1, other 
than the development hereby granted permission. 
5. The development permitted by this planning permission shall be carried 
out in accordance with the approved Flood Consequence Assessment (FCA) 
(Ref: 2845/FCA/v1.2/2018-04-26) and the email of Jonathan Storey dated 
23.10.2018 and the following mitigation measures detailed within the FCA: 
i) Finished floor levels are set no lower than 51.44 m above Ordnance Datum 
(AOD).  
ii) Flood resistant and resilient construction techniques shall be incorporated 
into the design of the building, in line with the principles set out in Chapter 5 of 
the FCA.  
iii) Surface water runoff shall be managed in accordance with the principles 
set out in Chapter 6 of the FCA.  
The mitigation measures shall be fully implemented prior to occupation, or 
within any other period as may subsequently be agreed, in writing, by the 
Local Planning Authority. 
6. No development shall take place until details of both hard and soft 
landscape works have been submitted to and approved in writing by the local 
planning authority. These details shall include: 
i)   earthworks showing existing and proposed finished levels or contours; 
ii)   means of enclosure and retaining structures; 
iii)  other vehicle and pedestrian access and circulation areas; 
iv)  hard surfacing materials; 
Soft landscape works shall include planting plans and written specifications 
schedules of plants noting species and where appropriate; an implementation 
programme.  
7. The landscaping works shall be carried out in accordance with the 
approved details during the first planting season immediately following 
occupation of the development.  The completed scheme shall be managed 
and maintained in accordance with an approved scheme of management and 
maintenance. 
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8. As part of the detail required by condition no. 6 a scheme shall be 
submitted to and approved in writing by the local planning authority fully 
detailing the position and specification of the improvements to the existing 
vehicular and pedestrian access to the dwelling from Frog Lane.  The scheme 
shall also include for the protection of the existing hedgerow which runs 
adjacent to the access.  The scheme shall be fully implemented prior to the 
occupation of the development strictly in accordance with the detail as may be 
approved. 
9. The existing trees, shrubs and hedges shown on drawing(s) No(s). 
TCP - Appendix 6 of JCA /14128/AJB  to be permanently retained shall not be 
cut down, grubbed out, lopped or uprooted. Any trees, shrubs or hedges 
removed or being severely damaged or becoming diseased shall be replaced 
with trees, shrubs or hedging plants of the equivalent size and species. 
10. No part of the development shall commence until a detailed 
Arboricultural Method Statement has been submitted to and approved in 
writing by the Local Planning Authority. No development or other operations 
shall take place except in strict accordance with the Method Statement as is 
approved. The Method Statement shall include the following: 
a)  A specification for tree protection fencing and ground protection measures 
that comply with British Standard 5837:2012; 
b)  A Tree Protection Plan showing the location of the trees to be removed 
and retained with their crown spreads, Root Protection Areas, Construction 
Exclusion Zones, and location of protective fencing and ground protection 
measures accurately plotted; 
c)  A full specification for any access, driveway, path, underground services or 
wall foundations within retained tree Root Protection Areas or Construction 
Exclusion Zone, including any related sections and method for avoiding 
damage to retained trees; 
d)  Details of general arboricultural matters including proposed practices with 
regards to cement mixing, material storage and fires; 
e)  Details of the frequency of supervisory visits and procedures for notifying 
the findings of such visits to the Local Planning Authority; 
f)  Method for protecting retained trees during demolition works; 
g)  Details of all proposed tree works, including felling and pruning. 
11. No part of the development shall commence until full details for the 
arboricultural supervision of tree protection measures and any ground works 
within retained tree(s) Root Protection Areas, as specified by BS5837:2012 or 
as shown on a Tree Protection Plan have been submitted to and approved in 
writing by the Local Planning Authority. The supervisory works shall be carried 
out in strict accordance with the details as approved. 
12. There shall be no clearance of vegetation on site between the months 
of March and August inclusive in any calendar year.  Any works to clear 
vegetation within this timescale shall only be carried out following an 
inspection by a suitably qualified ecologist to confirm that there are no nesting 
birds present.  The findings of the survey shall be submitted to and approved 
in writing by the local planning authority before any clearance occurs. 
13. The development shall be carried out strictly in accordance with the 
recommendations set out in Section 4 of the approved bat activity survey  
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carried out by Rachel Hacking Ecology, 2018 and the reasonable avoidance 
measures set out in Section 5 of the approved extended Phas 1 habitat 
survey carried out by Rachel Hacking Ecology, 2018. 
14. 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. 
15. No works shall commence until an appropriate photographic survey of 
the existing buildings on the site has been carried out in accordance with 
details to be submitted to and approved in writing by the Local Planning 
Authority.  The resulting digital photographs should be forwarded on a CD or 
DVD to the Local Planning Authority, and the Development Control 
Archaeologist at Clwyd-Powys Archaeological Trust, 41 Broad Street, 
Welshpool, Powys, SY21 7RR (Tele no. 01938 553670). 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990 and to ensure that the impact of the development upon protected 
species is considered fully in the future. 
2. To ensure that the development fully complies with the appropriate 
policies and standards. 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. The development is located in the open countryside and the increase in 
scale has been justified on the basis of a high quality design.  It is considered 
important to ensure that no additional development as described in the 
condition is carried out without the permission of the local Planning authority.  
It is also considered necessary to control further development in a defined 
flood zone in the interests of future occupiers of the site. 
5. i)    To reduce the risk of flooding to the development and future 
occupants.  
ii)   To reduce the risks and consequences of flooding to the development.  
III)  To prevent flooding by ensuring the satisfactory storage of/disposal of 
surface water from the site. 
6. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
7. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
8. In the interests of the visual amenity of the area and to protect existing 
ecological interests which are considered to represent decent habitat. 
9. To ensure the amenity afforded by the trees is continued into the 
future. 
10. To ensure the work is carried out to accepted arboricultural practices 
for the long term wellbeing of the tree(s). 
11. To ensure the work is carried out to accepted arboricultural practices 
for the long term wellbeing of the tree(s). 
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12. The site has the potential to be habitat for breeding birds which are 
afforded statutory protection.  Without such steps, the species may be 
harmed. 
13. The site has the potential to be habitat for bats which are afforded 
statutory protection.  Without such steps, the species may be harmed. 
14. To protect the amenities of the occupiers of nearby properties. 
15. To provide for a record of a building or buildings of local architectural or 
historic interest. 
_____________________________________________________________
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APPLICATION NO: 
P/2018 /0448 
 
 
COMMUNITY: 
Offa 
 
 
WARD: 
Offa 

LOCATION: 
THE BRIGHTER FUTURES GROUP 3 
BELMONT ROAD WREXHAM LL13 
7PW 
 
DESCRIPTION: 
DEMOLITION OF EXISTING 
CONSERVATORY TO ALLOW FOR 
PROPOSED TWO-STOREY REAR 
EXTENSION TO INCORPORATE 
CONSULTANCY ROOM FACILITIES 
TOGETHER WITH INTERNAL 
ALTERATIONS AND RAMPED 
ACCESS 
 
APPLICANT(S) NAME: 
ADVANCE BRIGHTER FUTURES 
 

DATE RECEIVED:  
01/06/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
BLUEPRINT  LTD 
MR STEVEN ELTHAM 
 

______________________________________________________________ 
48P/2018/0448 
THE SITE 
 

 
 
 

Application site 
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PROPOSAL 
 
As above. 
 
HISTORY 
 
 
DEVELOPMENT PLAN 
 
Within settlement limit and Fairy Road Conservation Area.  Policies GDP1, 
EC7 and T8 apply.   
 
CONSULTATIONS 
 
Community Council: No objection subject to the use of suitable 

materials for the Conservation Area. 
Local Member: Notified 7.6.18.  Notified regarding amended plans 

19.11.2018 
Highways: Have submitted the following comments: 

• Visibility splays of 2.4 x 25m in both 
directions required; 

• Visibility is 2.4 x 13m in the north westerly 
direction and 2.4 x 23m to the south 
easterly direction.  Visibility is imposed in 
the north westerly direction given that the 
required splay would need to cross 3rd party 
land.  Visibility is impeded to the south-east 
by the existing boundary wall/pillar and 
vegetation behind; 

• I would not be able to support any proposed 
development that is likely to result in any 
significant increase in vehicle movements; 

• The existing shared access is only 3.6m 
wide and cannot accommodate the 
simultaneous passage of 2 vehicles; 

• Based on LPG16 requirements the existing 
facility would require a maximum of 16 
spaces.  I understand the site currently 
provides 6 spaces.  Based on the proposed 
extension the development would require a 
maximum of 17 parking spaces.  It is 
proposed to provide 8 no. parking spaces. 

• Parking and turning provision is very 
restricted given the limited space around the 
building; 
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• Request clarification on number of 
staff/visitors and details of the 
existing/proposed vehicle movements. 

Public Protection: Advice regarding construction impacts. 
Site Notice: Expired 5.7.18 
Neighbour letters: 4 neighbours notified 13.6.2018.  3 representations 

received expressing the following concerns; 
- Detrimental to outlook; 
- Loss of light; 
- Loss of privacy; 
- More traffic; 
- Lack of parking; 
- Blocking of driveway to neighbouring property; 
- Additional on-street parking; 
- Seems wrong to give permission when there is 

vacant commercial stock in the town centre and 
a need for increasing housing; 

 
4 neighbours notified about amended plans 
19.11.2018 
- Previous concerns re-iterated; 
- Not in keeping with existing building; 

 
SPECIAL CONSIDERATIONS 
 
Background: The applicants are a charity that operate from no.3 Belmont 
Road and offer mental heath support services – the use falling within Class 
D1 of the Use Classes Order 1987.  The premises currently provides 6 
meeting rooms, 2 offices along with ancillary space.   
 
The proposed development involves the removal of an existing conservatory 
(which is used as a meeting room) and the erection of a two storey extension 
in its place.  Together with internal changes to the existing building, this will 
facilitate a net increase in 2 meeting rooms.  The development will result in a 
net increase in the floor area of the building by 18 sq.m from 345 sq.m to 363 
sq.m – a total increase of 5%.   
 
The application has been amended since originally being submitted to 
address concerns about the scale of the development and proximity to the 
adjoining property no.5 Belmont Road. 
 
Design: The extension will have a contemporary appearance and will 
therefore be a marked contrast to the appearance of the existing building.  
The submitted plans indicate a use of render and whilst the existing rear 
elevation of the buildings is constructed of brick, the front and side elevations 
are partially rendered.   
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I do not consider the approach taken to the design of the building to be 
inappropriate in this instance and will result in a clear distinction between the 
original and new parts of the building.  
 

 
 
The site is located within the Fairy Road Conservation  Area however this 
does not prevent a more contmorary approach to design being taken provided 
the resulting building either preserves or enhances the character of the 
conservation area.  I consider the approach taken to design is appropraitte for 
the reasons set out in the preceeding paragraph.  Being located to the rear of 
the site also ensures that the extension will not detract from the street scene 
or the wider locality.  I am therefore satisfied that it preserves the character of 
the conservation area. 
 
Amenity: The extension has been amended to reduce its impact upon the 
standard of amenity afforded to the occupiers of the adjoining property no.5, 
with the first floor being reduced in size so that it is 3m from the boundary with 
that property.  The single storey part of the extension will be 1m from the 
boundary and just over 1m higher than the 2m boundary wall separting the 
two properties.   
 
The development satisfies the BRE daylight test in respect of side facing 
windows that serve the kitchen and dining room to no.5.  The plan above 
shows two ground floor rear facing windows in the adjoining dwelling, however 
these serve a store and a WC.  The development satisfies the BRE test in  
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respect of the former but not the latter, however a WC is not classed as a 
habitable room and therefore loss of light to it will not unduly impact upom the 
standard of amenity afforded to the occupiers of the property. 
 
The extension will inevitably impact upon the outlook from the side facing 
windows referred to above, however the outlook is already dominated by an 
existing 2m high brick wall.   I am satisfied that the extension as amended has 
reduced the size of the extension to the extent that it will not result in an 
oppressive or overdominerring outlook from the adjoinng property. 
 
The extension includes 1 first floor window facing no.5 howeveer this will 
serve a WC so will be obscurely glazed.  I do not consider the window will 
result in the adjoining ocupiers suffering an unacceptable loss of privacy. 
 
Whilst the rear facing first floor windows of the extension will afford some 
views into the garden of no.5 I do not consider it will result in a material 
increase in the degree of overlooking compared to that afforded by an existing 
first floor office window.   
 
The extension is 7m from the north-western boundary of the side and is far 
enough away from other properties to not give rise to a loss of daylight or 
prove overbearing.  There will be a north-west first floor window in the 
extension, however I am saitsfied its position relative to the boundary and to 
other nearby properties is such that it will not result in a loss of privacy.   
 
Highways: As noted by Highways the LPG16 maximum for the existing 
building is 16 spaces compared to 17as a result of the development.  The 
submitted details indicate that there are 6 spaces provided on site at the 
moment but it is planned to provide 8.  The parking layout has been revised to 
take account of comments made by Highways and now provides for sufficient 
space for vehicles to manouvre in and out of parking spaces.   
 
I am aware that despite the provision of 8 parking spaces there is a ‘deficit’ of 
9 spaces if the LPG16 maximum is applied but this compares to a ‘deficit’ of 
10 spaces at present.  The site is close to the town centre and to public 
transport therefore it is in a sutainable location where it can reasonably 
expected that some staff and visitors to the site will arrive by non-car means.   
 
If the LPG16 maximum is strictly applied to the extension then at worst it will 
give rise to an increase in demand for 1 parking space therefore the 
applicants are actually proposing to provide one more space than is strictly 
necessary to cater for the extension.  Whilst I note the concerns expressed 
about on-street parking in the vicinity, the development is unlikely to 
significantly exacerbate any existing issues.  In respect of this issue, Members 
are reminder of the following advice in paragraphs 3.16 and 3.17 of Circular 
016/2014: The Use of Planning Conditions for Development Management: 
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if planning permission is to be granted for the alteration of a factory building, it 
would be wrong to impose conditions requiring additional parking facilities to 
be provided for an existing factory simply to meet a need that already exists. A 
condition will not be relevant to a development if it attempts to control 
something not created by it in the first place. 
 
It would, however, be proper for conditions to secure satisfactory access, for 
example, or parking facilities, genuinely required by the users of the proposed 
development 
 
Given that the proposals do not increase the parking ‘deficit’ of parking 
compared to then it would be unreasonable to refuse planning permission on 
the grounds of insufficient parking.   
 
Whilst I note the comments made by Highways in respect of the site access 
and staffing/visitor numbers these would be outside of the scope of planning 
control irrespective of whether the extension is built.  The development results 
in a very modest increase in the floorspace available in the building – as noted 
above, 18 sq.m or 5%.  I do not consider such a modest increase will facilitate 
a significant intensifcation in the use of the site to the extent that there is a 
significant increase in the amount of traffic using the existing vehiclar access 
or incidences of vehicles waiting on the highway to allow for other vehicles to 
exit the site. 
 
In light of the above I am satisfied the proposals do not pose a risk to highway 
safety. 
 
CONCLUSION 
 
The proposed development is acceptable in so far as not giving rise to an 
unacceptable impact upon residential amenity or highway safety and will 
presrve the character of the Fairy Road Conservation Area.  It therefore 
accords with the relevant UDP policies. 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered AC049/003 Revision F 
and AC049/004 Revision E and as contained within the application 
documentation. 
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3. Prior to their use on the development samples of all external facing and 
roofing materials shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall only be carried out in strict 
accordance with such details as are approved. 
4. Prior to their installation on the building, drawings to scale 1:5 and 1:20 
fully detailing all new or replacement windows and doors shall be submitted to 
and approved in writing by the Local Planning Authority.  The details shall fully 
describe the proposed materials, decorative/protective finishes, method of 
opening and glazing type and include cross sections for glazing bars, sills and 
heads etc.  The works shall only be carried out in strict accordance with such 
details as are approved. 
5. Notwithstanding the details shown on the approved plans, the windows 
and doors shall be aluminium framed. 
6. The vehicular parking and turning areas as shown on approved 
drawing(s) No(s). AC049/004 Revision E shall be fully laid out, surfaced and 
drained prior to first use of the development.  These areas shall thereafter be 
permanently retained and kept free of any obstruction, and made available 
solely for the parking and turning of motor vehicles at all times. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. To ensure the works reflect the character and appearance of the 
building. 
5. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
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. 
 
NOTE(S) TO APPLICANT 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 
0345 762 6848.  Further information is also available on the Coal Authority 
website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0560 
 
 
COMMUNITY: 
Rossett 
 
 
WARD: 
Rossett 

LOCATION: 
LAND TO THE NORTH AND SOUTH 
OF LANE FARM ROSSETT ROAD 
TREVALYN ROSSETT WREXHAM 
LL12 0DS  
 
DESCRIPTION: 
OUTLINE PLANNING APPLICATION 
FOR RESIDENTIAL DEVELOPMENT 
OF TWO PARCELS OF LAND 
(NORTHERN PARCEL FOR UP TO 61 
NO. DWELLINGS, SOUTHERN 
PARCEL FOR UP TO 71 NO. 
DWELLINGS), EXTENSION TO 
COMMUNITY PARKING FACILITY (IN 
ASSOCIATION WITH NORTHERN 
PARCEL) WITH ASSOCIATED 
MEANS OF ACCESS AND ALL 
OTHER MATTERS RESERVED WITH 
INDICATIVE PROVISION MADE FOR 
PEDESTRIAN CROSSING, 
PEDESTRAIN LINKAGES, PUBLIC 
OPEN SPACE AND AFFORDABLE 
HOUSING 
 
APPLICANT(S) NAME: 
MR ROGER BELLIS BELLIS BROS 
LTD AND TRUSTEES OF THE 
BELLIS FAMILY TRUST 
 

DATE RECEIVED:  
06/07/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
J10 PLANNING LTD 
MR JUSTIN PAUL 
 

______________________________________________________________ 
 
THE SITE 
 
Land to the North and South of Lane Farm, Rossett Road,, Trevalyn, Rossett, 
Wrexham.   
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PROPOSAL 
 
As above.  Approval for access site sought at outline planning permission 
stage, all other matters are recovered for subsequent approval.   
 
HISTORY 
 
ROS 17649  Residential development and construction of new vehicular and 

pedestrian access.  Refused 17649 
 
NATIONAL PLANNING POLICY 
 
Planning Policy Wales Edition 10 
 
Technical Advice Note 1:  Joint Housing Land Availability Studies 
Technical Advice Note 2:  Planning and Affordable Housing 
Technical Advice Note 5:  Nature Conservation and Planning 
Technical Advice Note 12:  Design 
Technical Advice Note 18: Transport 
 
 
 
 
 

Application site 
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DEVELOPMENT PLAN 
 
The site lies outside of the settlement limit and within a Green Barrier and 
Special Landscape Area.  Policies PS1, GDP1, EC1, EC2, EC4, EC5, EC6, 
EC11, EC12, EC13, H5, H7, CLF5 and T8 apply.   
 
CONSULTATIONS 
 
Community Council: Rossett Community Council wish to raise the 

following objections: 
1. This development is contrary to National 

Planning Policy Wales and WCBC on use of 
grade 2 and 3a agricultural land. 

2. This development is contrary to WCBC 
planning policies on Green Barrier. 

3. In order to progress this development there 
would be destruction of significant protected 
hedgerows. 

4. This development would be subject to serious 
flood risk. 

5. The level of this development would add 
significant pressure on local services. 

6. This development would significantly increase 
traffic to already problematic areas of the 
village. 

7. This development would result in the 
destruction of a protected tree. 

Local Member: I have the strongest possible objections to this 
application and as for the objections in relation to 
the LDP proposals for these sites to be taken into 
consideration. It is unacceptable that residents 
should have to go to the time and expense of 
submitting objections again. 

Highways:   Access 
• The development site is located on a classified 

road subject to a 40mph speed limit along this 
section 

• Any proposed / existing access normally 
required visibility splays of 2.4 x 120m in both 
directions.  

• There is potential for the speed limit along this 
section of road to be reduced to 30mph. Based 
on such speeds, any proposed access would 
required to visibility splays of 2.4 x 56m in both 
directions  

• It would be possible to provide the required 
visibility splays based on speeds of 30mph for 
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both proposed access points subject to 
modifications to the existing hedgerow. 

• Both access points serving the northern and 
southern sites would need to be a minimum of 
5.5m wide with 6m kerb radii. 

• I would recommend that a 3m wide shared 
cycleway / footway is provided along the 
frontages of both sites. This has been indicated 
on the submitted layout plan located behind the 
re-positioned hedgerow. 

• Any proposed modifications to the speed limit 
along this section of Holt Road will need to be 
agreed with our Traffic Section and will require 
public consultation.  

• A Grampian style condition will be required in 
respect of lowering the speed limit to 30mph (or 
20mph) along this section of Holt Road subject 
to public consultation.  However if the applicant 
was to install / fund a scheme of street lighting 
on Rossett Road along the site frontage, then 
this would mean that the speed limit would 
automatically be reduced to 30mph without the 
need for public consultation. 

Proposed Modifications to Existing Traffic 
Regulation Orders 
• Our Traffic Section is currently reviewing 

existing traffic regulation orders in the vicinity of 
the site ie/ possible no entry at junction of 
Chester Rd / Holt Rd, possible one way system 
along The Green off Chester Road. 

• The outcome of this review will impact on which 
routes vehicles accessing the proposed 
development will take. The revised Transport 
Assessment has assessed the operation of the 
main junctions on the local highway network 
with capacity assessment being undertaken at 
the following junctions for both the existing and 
proposed scenario: 
- B5445 Chester Rd/Link to Rossett Road 
- B5445 Chester Road/B5102 Rossett Road 
- Rossett Road/Link to B5445 Chester Road 

• Any proposed modifications to the speed limit 
along this section of Holt Road will need to be 
agreed with our Traffic Section and will require 
public consultation. I assume that if the 
application is to be supported, a Grampian style 
condition will be required in respect of lowering 
the speed limit to 30mph (or 20mph) along this 
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section of Holt Road subject to public 
consultation. 

Pedestrian and Cycle Access 
• The main bus stop serving Wrexham and 

Chester are located on the B5445 Chester 
Road. It is highly likely that anyone wishing to 
access these bus stops on foot from the 
proposed development sites (north and south) 
will walk along the B5102 Holt Road or Chapel 
Lane. 

• Both Holt Road and Chapel Lane have limited 
footway provision leading to Chester Road and 
some sections have no footway provision which 
is a concern in highway / pedestrian safety 
terms. During a site visit a significant number of 
schoolchildren on their way to Darland School 
were observed walking from the Rossett Shops 
along Holt Road in order to cut through the 
footpath running through St. Peters School. 
Vehicles including cars and HGVs travelling 
along this section of Holt Road had to slow 
down as school children walked along the 
carriageway due to the lack of adequate 
footway provision.  

• I therefore raise serious concerns regarding the 
proposed increase in vehicle & pedestrian 
movements likely to be generated by the 
development site given the significant lack of 
suitable pedestrian provision / footways along 
both Holt Road and Chapel Lane. It would 
appear difficult for the developer to carry out 
any footway / pedestrian improvements along 
this section of Holt Road and Chapel Lane due 
to limited carriageway and verge widths. 

• There is an additional bus service which 
provides access to Wrexham Town Centre but 
this currently only operates 3 times per day on 
a Wednesday, Friday & Saturday. 

• I would recommend that the developer provides 
an additional bus stop / layby, raised kerb and 
hardstanding along the site frontage along Holt 
Road to improve / promote this service. This 
detail has been indicated on the submitted 
layout plan   

• Typically, those wishing to visit Wrexham or 
Chester by bus are likely to use the service 
running every 10 -12 minutes along Chester 
Road. 
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• Pedestrian facilities at the Chapel Lane / Holt 

Road junction and vicinity of the site are 
generally poor and require improvement 
particularly given the location of St. Peters 
Primary School. 

• The existing sub-standard crossing facilities at 
the junction of Chapel Lane / Holt Road would 
benefit from being removed and replaced with 
alternative facilities. 

• Previous preliminary discussions have included 
the requirement for a new zebra crossing 
located immediately east of the Chapel Lane / 
Rossett Road junction. This should ideally be 
located in a 20mph zone and provided with a 
2.0m footway link to the southern development 
site. Adequate visibility must be provided to 
such a feature. The submitted layout plan 
indicates the provision of a zebra crossing and 
improvements to the existing footways in this 
location.  

• The WCBC Traffic Section are currently 
carrying out a public consultation exercise to 
carry out improvements in the vicinity of the 
development site. These improvements include 
the provision of a zebra crossing close to the 
Rossett Road / Chapel Lane Junction. If the 
consultation process is successful, proposed 
improvements are intended to be implemented 
before April 2019. The applicant has indicated 
that they would be prepared to fund such a 
crossing facility should it not form part of the 
Councils improvement scheme. 

• There would appear to be a number of 
proposed footway / cycleway links serving the 
southern site off both Trevalyn Way and 
Harwoods Lane. A minimum 3.0m wide footway 
/ cycleway link should be provided off both 
Harwoods Lane and Trevalyn Way. These 
access points in conjunction with a new zebra 
crossing on Holt Road would significantly 
improve accessibility to nearby shops, bus 
stops etc. located on Chester Road. 
Pedestrians could then utilise existing footways 
through Moss Green and Trevalyn Way. The 
submitted Transport Assessment includes a 
summary of walking routes from both the 
northerly and southern sites to the Chester Rd / 
B5102 Holt Rd junction either via Holt Rd, 
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Trevalyn Way or Harwoods Lane. The 
information indicates that there are alternative 
routes pedestrians can take to reach the retail 
units located in the village which are not 
significantly longer in time or distance but offer 
safer means of access.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

• A number of footway / cycleway links have 
been proposed for the northern site. There is 
an existing relatively narrow footway link 
running to the east of nos. 1 – 9 Trevalyn Hall 
View. It would seem beneficial to improve this 
pedestrian route both in terms of widening (ie/ 
in the form of a 3m wide shared footway / 
cycleway) and lighting to serve children wishing 
to access Darland School to the north. There 
would appear to be scope to incorporate these 
improvements as part of the development site 
and extend a possible 3m wide footway / 
cycleway link to the northern end of the site and 
provide access through the public open space 
between nos. 3 – 10 & 11 – 18 Darland View. 
There may also be scope to provide a cycleway 
/ footway link into the school grounds as 
indicated on the submitted layout plan. I have 
previously requested that the applicant 
discusses this option with the Headteacher of 
Darland School. 

• Footways should also be extended up to the 
public footpaths (PROW nos. 20 & 21 Allington) 
accessed off Holt Road and the southern end 
of PROW no. 21 – Allington off Harwoods 
Lane.  

• In terms of any required improvements to the 
existing public footpaths adjoining the site, I 
would recommend that you contact our Public 
Rights of Way Section – Sean Hanratty on Tel: 
01978 729761. 

• Improvements to existing footways leading from 
the development site (northerly) towards St 
Peters Primary School have also been 
indicated on the submitted layout plan. A 
continuous 3m wide shared cycleway / footway 
link is proposed from Darland View to a point 
south of the proposed additional parking area 
at the southern end of Trevalyn Hall View.  

• The submitted layout plan includes the 
provision of an improved car park located 
immediately south of no. 1 Trevalyn Hall View. 
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Any proposed footway works or alterations to 
the existing car park will require consent from 
WCBC Asset Management / Housing 
Department. Further clarification on future 
maintenance of these areas will need to be 
provided by the applicant. However, the 
applicant has indicated that this car park could 
be maintained by a private management 
company. 

Transport Assessment (TA) 
• As requested the applicant has recently carried 

out additional traffic counts on Chester Road 
between its junctions with Holt Road and The 
Green. This survey indicated lower flows when 
compared with the 2015 traffic survey. On this 
basis it was agreed that the original flows were 
suitable to use for the assessments. 

• Junction assessments (Picardy) based on the 
existing situation and proposed one way 
system have been provided. The assessments 
indicate that the existing junctions will still 
operate with reserve capacity with or without 
the proposed changes for a future year of 2028 
with the proposed development. 

Layout (Reserved Matter) 
• Any proposed layout will need to be 

constructed in accordance with WCBC 
Adoptable Standards and requirements of 
Manual for Streets. 

Parking and Turning Provision (Reserved 
Matter) 
• Parking provision at the proposed development 

site will need to comply with LPGN 16 
requirements. 

• Swept path details of an 11.2m long refuse 
vehicle will be required showing access / 
egress of vehicle negotiating site access points, 
routes through site, turning within cul de sacs 
and service arrangements for all private shared 
driveways. Manual for Streets recommends 
that refuse vehicles should not have to reverse 
more than 12m along estate roads. 

Lighting Provision 
• A scheme of street lighting will be required 

along site frontage, for the proposed internal 
estates and for any proposed footway / 
cycleway links I would recommend that the 
applicant liaises with our Street Lighting 
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Section – contact Paul Rogers on Tel: 01978 
729673. 

Framework Residential Travel Plan 
• The Framework Residential Travel Plan 

proposes to set out the principal strategies that 
will be put in place to encourage sustainable 
travel to / from the development. 

• Prior to first use of the development, a Final 
Travel Plan shall be submitted to and approved 
in writing by the Local Planning Authority.  

Construction and Traffic Management Plan 
(including provision for contractor parking) – 
CTMP 
• If the proposed development is supported, a 

suitable CTMP will be required. This could be 
included as a planning condition. 

Conclusion 
• The transport assessment demonstrates that 

there is adequate vehicular capacity on the 
B5102 Holt Road and at its junction with the 
B5445 Chester Road.  

• It is acknowledged that the application offers 
some improvement to existing footway 
provision along some of the lightly trafficked or 
non-trafficked routes between the school and 
the centre of the village. However there remain 
serious concerns regarding the proposed 
increase in vehicle & pedestrian movements 
likely to be generated by the development site 
given the significant lack of suitable pedestrian 
provision / footways along B5102 Holt Road 

Public Protection: Recommend measures to limit impacts during 
construction.   

Senior Flood Officer: The majority of the site is located in DAM Zone A 
as defined within TAN15, with a portion classified 
as Zone B within the northern parcel of land. 

 
Our systems hold no recorded incidents of flooding 
directly impacting the site, and NRW historic flood 
outlines show the site not affected during the 
significant flooding from the River Alyn in 2000. 

 
The submitted documentation does indicate that 
localised areas of the land are susceptible to 
standing water at times due to the underlying 
ground conditions, but sufficient information has 
been suggested to demonstrate that the majority of 
the site would be suitable for the use of infiltration 
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techniques to manage surface water generated 
from any new impermeable surfaces on site. The 
Submitted FCA & Drainage Strategy does indicate 
that compliance with the forthcoming SuDS 
Standards for Wales could be achieved on the site 
and I would be keen to see that this approach is 
continued into any future development on the site. 
 
As such I have no objection to the proposals, but 
would request the following condition be included if 
outline permission is to be granted to ensure a 
scheme compliant with the SuDS standards for 
Wales is delivered that will complement the 
finalised layout of the site 

Education: There will be a contribution requirement for 
secondary provision as Rossett Darland is full. The 
nearest faith school is Rosset St Peters which has 
space but the C.P. School at Marford which is full – 
primary contribution required.   

NRW: NRW does not object to the proposal. In our 
opinion, as explained below, the proposal is not 
likely to adversely affect any of the interests listed.  
Protected Species  
• Protected species and their breeding and 

resting places are protected under the 
Conservation of Habitats and Species 
Regulations 2017.  

• The application is supported by an ecological 
report. 

•  It is NRW’s view that the ecological submission 
is satisfactory for the purposes of informing the 
planning decision making process. 

•  NRW consider the proposal is not likely to be 
detrimental to the maintenance of the 
favourable conservation status of any local 
populations of European protected species; 
and not likely to adversely affect any local 
populations of British ‘fully’ protected species 

•  NRW, therefore, have no objection to the 
proposals and welcome the implementation of 
submitted recommendations. 

Flood Risk 
• The majority of the site is within zone A and 

partially within zone B as per the Development 
Advice maps accompanying TAN15: 
Development and Flood Risk. 

• The application is supported by a Flood 
Consequence Assessment which addresses 
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fluvial flooding by stating that the adjacent (off-
site) extreme flood zone boundary is 600mm 
below adjacent site levels. Although the flood 
zones are based on a nationalised modelling 
technique and are not site specific, we 
appreciate that the Extreme Flood Outline 
(0.1% or 1 in 1000) used flow values much 
greater than the 1% plus climate change 
allowance design event required to be flood 
free. We would however strongly advise that 
your colleagues acting as the Lead Local Flood 
Authority should be consulted regarding the 
surface water flood risks associated with the 
proposal. 

• NRW have no concerns on flooding grounds on 
the basis of the site being mainly Zone A and 
partially Zone B and the information submitted 

 
Environmental Management  
• The development is proposed approximately 

180 metres north of the River Alyn, which is a 
WFD waterbody.  It is currently classified as 
'moderate' and is failing to reach its target of 
'good ecological status'. Whilst the river is a 
reasonable distance away from the 
development site, it is worth considering the 
'main river' as part overall operations; 

• The site borders a designated site - Nitrate 
Vulnerable Zone (NVZ). It is not expected that 
the development will have any significant 
impact on this feature. 

Welsh Water: Recommend drainage condition.  Confirm this 
advice still valid following receipt of revised 
indicative plan showing provision of a pumping 
station.   

WG (Rural Affairs): Your Authority should accept the Welsh 
Government ALC survey, reference 023-1993, as 
the definitive representation of agricultural land 
quality. I have attached the full survey for your 
information. It can also be found on the “Lle” portal 
ALC Predictive Map survey layer. 

Health Board: Alyn Family Doctors (AFD) has been a GP 
partnership and training practice for well over 30 
years. The practice is based in the villages of 
Rossett, Llay and Gresford, to the north of 
Wrexham in North Wales. There are 10 partners 
(7.5 whole time equivalent), serving a population of 
approximately 13,000 patients from three 
surgeries. 
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The practice, like many other practices in the UK, 
has been experiencing difficulties in ensuring the 
stability of their service, largely due to staffing 
shortages and difficulties in recruitment. Branch 
surgeries at Rossett and Llay could potentially be 
affected by these difficulties,. Additional pressure 
on the Rossett branch will be further compounded 
by a larger population attributable to the proposed 
housing growth in this area. 

 
AFD are keen to develop their premises with plans 
in early stages for a health centre in Llay to 
incorporate services for the three areas 

 
The surgery in Rossett is a 19th century semi-
detached cottage, owned by the practice. The 
other two surgeries are based in community health 
centres built in the mid 1970s. The health centres 
are owned by Betsi Cadwaladr University Health 
Board , which also commissions the practice to 
provide General Medical Services. 

 
The practice list size is increasing and the current 
accommodation is inadequate for the needs of a 
modern General Practice of 13,000 patients. The 
partnership has initiated and supported 
redevelopments at all three surgeries during the 
past 20 years and there is no further capacity to 
expand. 

 
In summary, AFD is under pressure, especially in 
relation to their current physical infrastructure and 
staffing levels. Any additional patient demand will 
increase existing pressures, including housing 
developments contained within the Wrexham LDP. 
Whilst the health board may not have any specific 
objection to this development in principle we would 
wish to discuss capital contribution opportunities 
with planners and developers to ensure adequate 
health service infrastructure is in place in the 
future. This is consistent with our comments and 
input to the overall LDP consultation processes. 

CPAT: It is clear from the results that many of the 
geophysical anomalies are false readings derived 
from natural strata rather than archaeological 
features. The two small gullies that were identified 
are most likely associated with field boundaries or 
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drainage and are of low archaeological 
significance.  

 
There is no indication of any permanent settlement 
here at any period in time. We would therefore 
have no further archaeological recommendations 
in this case and no objection to the proposed 
development. 

Site notices:    Expired 3.8.2018 
Press notice:   Expired 11.8.2018 
Galliers Homes: Galliers objects to the planning application. The 

primary concern relates to the Green Barrier 
designation of the site and the fact that granting 
planning permission and releasing land from the 
Green Barrier prior to the local plan examination 
effectively pre-empts and, fundamentally, 
undermines the local plan process. The key issues 
and comments in this context can be summarised 
as follows: 
1. In the determination of this application, 

significant weight should be attributed to the 
UDP development management policies which 
remain up to date. The emerging Local 
Development Plan (LDP) has not yet been 
through independent Examination so it cannot 
be afforded significant weight at this stage, as 
per national planning policy guidance (PPW, 
para 2.11). 

2. The application site is within the Green Barrier 
designation at Rossett and Lavister, which 
maintains a degree of separation between 
Rossett and Trevalyn. Accordingly, the 
proposed residential development is in direct 
conflict with Unitary Development Plan (UDP) 
Policy EC1. 

3. In line with PPW guidance, the emerging LDP 
is supported by a Strategic Green Wedge 
Review (GWR). The GWR proposes that the 
Green Barrier designation is maintained 
between Rossett and Trevalyn. 

4. The GWR concludes that development of the 
application site would have a localised impact 
on existing defensible barriers and lead to 
encroachment into the countryside. It would 
also reduce the gap between Rossett and 
Trevalyn; thus it would undermine the primary 
purpose of the Green Barrier in this location. 

5. Despite point 4, above, the proposed 
development seeks to create strong visual 
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connections to the countryside and green edge 
transition, rather than establish a clear and 
defensible boundary to the village that would 
provide a defined break with the Green Barrier. 

6. Whilst the application site is a draft allocation in 
the emerging LDP, it is subject of unresolved 
objections (see below). The Plan and the 
Evidence Base have not yet been tested 
through Examination. Therefore, granting 
planning permission for the site, at this stage, 
undermines the local plan process. 

7. It is Galliers position that the land off Chester 
Road provides a suitable, available and 
achievable alternative to the southern parcel of 
the application site. 

8. Ultimately, it is considered that the application 
should be withdrawn until such a time as the 
LDP process has settled the approach to green 
barrier release. Otherwise, the application 
should be refused on the basis it would lead to 
encroachment into the countryside and, also, 
reduce the gap between Rossett and Trevalyn, 
eroding the purpose of the Green Barrier in this 
location, contrary to Policy EC1 and PPW. 

9. If the application is to be determined ahead of 
wider consideration, it is considered poor timing 
for an application dealing with such 
controversial issues to be heard immediately 
after the Christmas period and it is requested 
that the application go to February Committee 
so that everybody who has commented on the 
application has the opportunity to fully digest 
the recommendations of officers and attend 
Committee if they so wish. 

Other matters of concern relate to the apparent 
absence of comments from the Council’s 
Landscape Officer and Planning Policy Team 
which are considered essential, given the Green 
Barrier and Special Landscape Area designations 
affecting the site. These comments must be 
obtained and interested parties should have the 
opportunity to review and comment on them. 

Neighbours: The owners/occupiers of 52 nearby properties 
notified 13.7.2018 
1 Representation in support for the following 
reasons: 

• In favour of some new houses as I would 
hope they would be affordable 
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74 representations objecting to the application for 
the following reasons: 

• Flood Risk/conflict with TAN15; 
• Surface water drainage problems on the 

site; 
• Difficulty for residents in the area to get 

home insurance; 
• Health and wellbeing; 
• Encroachment into the Green Barrier; 
• Very exceptional circumstances have 

not been proved; 
• Outside of settlement limit; 
• Conflict with UDP policies; 
• Conflict with LDP policies; 
• Conflict with PPW/failure to take account 

of PPW; 
• Increase the site of the village by 11%; 
• Impact upon infrastructure - roads, 

schools, doctors surgery; 
• Traffic/highway safety; 
• Pedestrian safety; 
• So many brownfield sites that could be 

used; 
• Better sites for development in the 

village; 
• Loss of privacy; 
• Noise; 
• Impact upon the value of property; 
• Impact upon the local landscape; 
• Impact on the character of the village; 
• Gamford Lane appeal sets a valuable 

precedent.  Attention drawn to appeal 
decisions at Pont Adam Crescent 
Ruabon and land opposite St Peters 
Close Rhosrobin; 

• Loss of Best and Most Versatile 
agricultural land – Grade 2 and 3a for 
the piece of land south of Rossett Road 
and Grade 2 and 3b for the piece of land 
north of Rossett Road; 

• Planning permission (17649) previously 
refused; 

• Accuracy of the topographical survey – 
does not show all adjacent dwellings; 

• Impact upon wildlife; 
• Impact upon hedgerows, trees and 

ponds; 
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• Urban sprawl/encroachment in to open 
countryside; 

• Too big for the area; 
• Intrusion into the Special Landscape 

Area; 
• Contrary to Land Map; 
• Low water pressure; 
• If granted, it would seriously undermine 

the the integrity of the authority; 
• Members must seek independent 

planning and legal advice; 
• WCBC Planning Officers cannot advise 

the LPA on this matter as they do not 
appear to be impartial; 

• Officer providing guidance and 
negotiations at pre-application stage is 
the same officer dealing with the 
application.  His none consideration of 
major factors of local and national policy 
renders him incapable of acting 
impartially; 

• Objections to the LDP2 consultation 
were ignored by WCBC Planners and 
the Applicants agent; 

• Until the LDP is adopted planning 
decisions must be made under the UDP 
and PPW; 

• Article in Daily Post 17th July leads the 
rear to conclude this ‘is a done deal’; 

• There is no estoppel in Planning – 
members not bound by any details 
Planning Officers have agreed; 

• Dangerous precedent if planning 
permission is granted; 

• Any policy documents to support LDP2 
are ineffectual until the LDP is adopted; 

• Villagers, Members of the Public and 
Councillor Hugh Jones rejected this in a 
public meeting; 

• No consultation on LDP allocation until 
LDP2 was issued; 

• When Watkin Jones applied to build on 
flood plain the Council refused the 
application.  The developer appealed 
and was rejected; 

• Both fields function as very good 
agricultural land/the land is not 
redundant; 
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• If permission is granted, southern field 
will be cut in half and impact upon the 
farming of the remaining half; 

• Consultation on the application timed to 
coincide with the closure of consultation 
period for LDP2; 

• Timing of the application in relation to 
LDP process; 

• Premature to make a favourable 
decision whilst  issues are being 
contested in LDP2; 

• Welsh Government has suspected part 
of TAN1; 

• This is speculative development contrary 
to TAN1;   

• Health and Wellbeing; 
• Overburden existing village amenities; 
• The degree of investment needed in 

local infrastructure, even if there are 
contributions under s106; 

• Not sustainable; 
• Lack of pavements; 
• Need for a road safety audit; 
• How will good design standards be met; 
• Application seeks to provide housing of 

a type that WCBC does not need; 
• Archaeology; 
• Appeal decision on Vicarage Lane 

Gresford cited by agent not comparable 
to current application; 

• Land adjacent at Alyn Drive rejected for 
allocation in UDP by UDP Inspector; 

• Members should be advised of the 
consequences for them when the 
inevitable legal challenge is mounted if 
the application is granted 

• Object to pathways and open space 
being handed over to a developer – we 
will be expected to pay for their upkeep 
in rent and Council tax 

• Improvements to parking in the area 
have always been refused due to 
impacts upon trees; 

• Impact upon peace and tranquillity of 
existing residents. 

• No footpath between hedge and 
Trevalyn Way. 
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SPECIAL CONSIDERATIONS 
 
Policy: The site lies outside of the settlement limit for Rossett and is situated 
within a Green Barrier and Special Landscape Area as defined in the UDP.  
The site also contains Best and Most Versatile (BMV) agricultural land.  The 
proposals do not accord with any of the circumstances set out in policy H5 
that permit small scale residential development on sites outside of settlement 
limits and therefore conflicts with that policy as well as PS1, EC1, EC2 and 
EC5. 
 
Notwithstanding the above, section 38(6) of the Planning and Compulsory 
Purchase Act 2004 states that planning applications should be determined in 
accordance with the development plan in force in the area unless material 
considerations indicate otherwise.  I will consider this in more detail below.   
 
Planning permission for residential development on this site was refused in 
1991 on the grounds that it lay outside of the settlement limit, within an area of 
local landscape value and included BMV agricultural land.   
 
My attention has been drawn to the fact that a proposed UDP site allocation 
on the edge of Rossett was deleted by the UDP Inspector in his report.  
However the proposed allocation was on land to south of Alyn Drive.  Unlike 
the application site, the Alyn Drive site lies entirely within the zone C2 flood 
plain.  I am also aware that the same Inspector considered an objection to the 
UDP requesting a modification to the plan to allocate the land to the east of 
Trevalyn Hall View, which forms the northern parcel of land subject to this 
application but, rejected it.  
 
Whilst the previous site history is a material consideration the Council, an 
appeal Inspector or indeed the LDP Inspector are not bound to follow previous 
decisions.  The previous decisions were made in light of circumstances that 
applied at the time.  The current planning application must be considered in 
light of current local and national planning policies that apply today as well as 
other relevant material planning considerations.   
 
Since the planning application was submitted in July 2018 Planning Policy 
Wales Edition 10 has been published.  The application has been assessed in 
light of the new version of PPW and this will be covered in more detail below.   
 
Housing Land Supply:  Planning Policy Wales (paragraph 4.2.15) requires 
that Planning Authorities must ensure that sufficient land is genuinely 
available or will become available to provide a 5 year supply of land for 
housing.   
 
Technical Advice Note (TAN) 1: Joint Housing Land Availability Studies 
advises that where a local planning authority does not have an adopted Local 
Development Plan or where an adopted UDP is outside of the plan period, 
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they will not be able to produce a JHLAS and therefore will not be able to 
demonstrate whether they have a 5 year housing land supply or not.   
 
The UDP plan period expired in 2011 meaning Wrexham is now unable to 
demonstrate whether it has a 5 year housing land supply.  The housing land 
supply in Wrexham is therefore judged to be zero.   
 
In July 2018 the Welsh Government temporarily dis-applied paragraph 6.2 of 
TAN1 which advised that that considerable weight should be attached to the 
need to increase housing land supply where local planning authorities were 
unable to demonstrate a 5 year housing land supply.  The weight afforded to 
this matter therefore is to be determined on a case by case basis.   
 
The housing need identified by the Deposit LDP over the 2013-2018 period is 
illustrated below: 
 

   
To fulfil the above requirement the Deposit LDP includes proposals to allocate 
19 sites in total: 2 key strategic sites and 17 non-strategic sites.  The non-
strategic sites include the application site – indeed the application site is the 
4th largest non-strategic site. 
 
The housing completion rate over the past 5 years is set out below: 
 

Year Completions LDP requirement 
2013-2014 215 517 
2014-2015 235 517 
2015-2016 199 517 
2016-2017 328 517 
2017-2018 228 517 
Average 241 517 
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To meet the LDP housing requirement, an average completion rate of 517 is 
required per annum over the 2013-2028 period.  The table above 
demonstrates that the delivery of new houses has been consistently and 
significantly below this, indeed on average completions have on average been 
less than half the required figure.   
 
LDP Background Paper 08: Housing Supply and Delivery sets out the 
following trajectory for completions from LDP allocation sites alongside the 
total rate of completions required over the 2018-2028 in order to meet the 
LDP requirements.    
 

Year Completions from LDP 
Allocations 

Total Completions 

2018-2019 22 484 
2019-2020 145 571 
2020-2021 420 781 
2021-2022 505 803 
2022-2023 453 841 
2023-2024 411 820 
2024-2025 374 748 
2025-2026 347 717 
2026-2027 426 761 
2027-2028 416 751 
 
If the LDP housing requirements are to be achieved there will need to be a 
significant increase in the number of completions over the remaining plan 
period.  That can only be achieved if more land is brought forward for 
development.  As can be seen above, the projections rely on housing being 
delivered on allocated sites over the plan period, however the LDP is unlikely 
to be adopted before 2019 at the very earliest.   
 
The Council needs to ensure a consistent supply of housing land is brought 
forward for development between now and LDP adoption, otherwise there is 
risk that the housing requirements cannot be met.  This does mean that 
suitable sites, potentially including those proposed for allocation in the Deposit 
LDP will need to be brought forward for development (and therefore granted 
planning permission) prior to LDP adoption in order for the above trajectory to 
be achieved in the period up to 2021.   
 
The trajectory set out in BP08 relies on dwellings being completed on the 
application site from the 2020-2021 period onwards.  Taking into account the 
need for a planning obligation to be completed prior to outline planning 
permission being granted (see more detail regarding this later in my report) as 
well as the time needed to obtain approval of reserved matters, discharge of 
conditions and start preliminary works on site, this is unlikely to be achievable 
if the Council were to adopt the position of not granting permission on this site 
until the plan is adopted.   
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It is my opinion that the above factors demonstrate that housing land supply is 
a material consideration that should continue to be afforded significant weight 
and is one that weighs heavily in favour of the development, subject to 
assessing proposals in light of relevant UDP and national planning policy.   
 
Weight afforded to policy PS1: The existing settlement limits reflect the 
housing requirements identified in the UDP that were informed by migration 
led projections using trends from 1996.  The LDP housing requirements are 
informed by far more up to date information.  As will be discussed in more 
detail below, the majority of the remaining LDP housing requirement will be 
met on land outside of existing settlement limits.  The existing settlement limits 
are therefore a considerable constraint to meeting these requirements, thus 
rendering Policy PS1 outdated.  It should therefore be afforded only limited 
weight in the determination of planning applications.   
 
Green Barrier: The UDP designation of Green Barriers is consistent with the 
Green Wedges referred to in Planning Policy Wales.  Planning Policy Wales 
(paragraph 3.70) advises that inappropriate development should not be 
permitted within Green Wedges except in very exceptional circumstances 
where other considerations clearly outweigh the harm it would do to the Green 
Wedge.  Paragraph 3.71 of PPW advises that the construction of new 
buildings is inappropriate development unless it is for the following purposes: 
 

• justified rural enterprise needs;  
• essential facilities for outdoor sport and outdoor recreation, cemeteries, 

and other uses of land which maintain the openness of the green 
wedge and which do not conflict with the purpose of including land 
within it;  

• limited extension, alteration or replacement of existing dwellings; or  
• small scale diversification within farm complexes where this is run as 

part of the farm business. 
 
None of the above applies to this proposal and it is therefore inappropriate 
development for a site located within Green Barrier/Wedge. 
 
Green Barriers/Wedges do not have the permanence of a Green Belt (there 
being no Green Belts in Wrexham) and should be reviewed as part of the 
development plan process.  The existing Green Barrier designations have  
 
been reviewed (Strategic Green Wedge Review October 2017) as part of the 
process of preparing Wrexham’s Local Development Plan.  The Deposit LDP 
proposes that the land subject to this application be allocated for housing and 
it is therefore not proposed to designate it Green Wedge.   However the LDP 
has not yet been subject to formal examination and can therefore only be 
afforded limited weight at this time.   
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Paragraph 9.4.8 of the Development Management Manual advises that 
certainty regarding the content of the plan will only be achieved when the 
Inspector delivers their binding report – which will only take place post-
Examination in Public.  However the Manual advises that in considering what 
weight to policies in the LDP, the Council will need to consider carefully the 
underlying evidence and background to the policies.  Paragraph 9.4.9 
acknowledges that the evidence underpinning an emerging LDP could be 
used as a material consideration when making planning decisions.   
 
I will consider whether there are any exceptional circumstances that apply in 
this case and what LDP evidence is considered relevant to the outcome of this 
application as well as relevant national planning policy below.    
 
Very Exceptional Circumstances: In my opinion the matters discussed 
below taken together with the acknowledged housing need, an on-going and 
considerable undersupply of housing together amount to very exceptional 
circumstances that outweigh objections to the development on the grounds of 
its current Green Barrier designation.   
 
Location of Development  
 
It is clear that there is a considerable need to bring forward additional land for 
housing in order to deliver the requirements identified in the Deposit LDP.  It is 
also clear that at present there is a consistent undersupply of new housing 
being brought forward based on the rate of annual completions over the past 
5 years.     
 
PPW paragraph 3.39 advises that when identifying sites planning authorities 
should consider previously developed land and/or underutilised sites located 
within existing settlements in the first instance with sites on the edge of 
settlements considered at the next stage.  This advice is also repeated in 
paragraph 4.2.16 specifically in respect of housing sites, with planning  
 
authorities, landowners and housebuilders to work together to identify 
deliverable housing land in sustainable locations.  
 
Where there is no previously developed land or underutilised sites, Paragraph 
3.40 of PPW advises that consideration should then be given to suitable and 
sustainable greenfield sites within or on the edge of settlements. 
 
The LDP Background Paper BP02: Settlement Hierarchy and Development 
Potential considered where the supply of new housing would be delivered 
over the remaining LDP Plan period.  Paragraph 3.2 of BP02 confirms that 
following the preparation of an Urban Capacity Study and consultation with 
land owners it became apparent that the housing requirements discussed 
above cannot be accommodated on previously developed land alone.  This is 
also reflected in the sites on found in the LDP Site Register which are 
predominately Greenfield sites. 
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It is evident from the sites selected for allocation in the Deposit LDP that the 
County Borough’s housing requirements in the period up to 2028 can only be 
met through substantial Greenfield site release.  Of the 19 sites proposed for 
allocation in the Deposit LDP, 14 comprise of land located outside of existing 
UDP settlement limits including 10 that are located within UDP Green Barriers 
 
Taken together around 90% of the housing delivered via allocated sites will be 
located on sites lying outside of the existing UDP settlement limits, with 80% 
being delivered on land located within the UDP Green Barriers.  It is therefore 
clear that both the UDP settlement limits and Green Barriers present a 
significant constraint to delivering the required supply of land for housing.   
 
All of the sites located outside of the UDP settlement limits identified for 
allocation in the Deposit LDP lie on the edge of existing settlements – that is 
sites which physically adjoin existing built up areas.  In light of the fact that 
insufficient previously developed land is likely to come forward to meet the 
identified housing requirements, in my opinion the application site accords 
with the search sequence set out in with paragraphs 3.39, 3.40 and 4.2.16 
 
Sustainability  
 
Planning Policy Wales paragraph 3.35 advises that: 
 
In rural areas most new development should be located in settlements which 
have relatively good accessibility by non-car modes when compared to the 
rural area as a whole. Development in these areas should embrace the 
national sustainable placemaking outcomes and, where possible, offer good 
active travel connections to the centres of settlements to reduce the need to 
travel by car for local journeys. 
 
Paragraph 3.36 goes on to advise:  
 
Local service centres….where a sustainable functional linkage can be 
demonstrated, should be designated by local authorities as the preferred 
locations for most new development including housing… 
 
Paragraph 3.56 confirms that development in the countryside should be 
located within and adjoining those settlements where it can best be  
accommodated in terms of infrastructure, access and habitat and landscape 
conservation. 
 
B02 identifies settlements in Wrexham as falling within one of 5 tiers based on 
an assessment of the availability of employment, local services and 
accessibility by non-car modes: 
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Tier 1: Primary Settlement 
Tier 2: Key Settlement 
Tier 3: Local Service Centres 
Tier 4: Minor Villages 
Tier 5: Hamlets.   
 
Rossett is identified a one the Tier 3 Settlements/Local Service Centres, 
which are described as having relatively good accessibility by non-car modes.  
This is an acknowledgement of the fact that the village has a wide range of 
services including a primary and a secondary school, convenience shops and 
a regular bus service to Wrexham and Chester.   Rossett is therefore a 
sustainable settlement.  The application site itself lies within easy walking 
distance of the centre of the village, the primary and secondary schools and 
bus stops served by the Wrexham to Chester service and is therefore in a 
sustainable location.  The proposed development is consistent with 
paragraphs of PPW referred to above in respect of the location of new 
development.    
 
LDP Site Selection Methodology - Background Paper (BP) 04:  
 
All of the sites proposed for allocation in the Deposit LDP as well as sites 
discounted have been subject to a detailed assessment in light of the criteria 
set out in the above document.  These included identifying any key constraints 
that applied to individual sites and an assessment of sites in light of Planning 
Policy Wales (Stage 1), assessment of the sites in light of the LDP Preferred 
Spatial Strategy (Stage 2) and finally for sites that not dismissed after the first 
2 stages, a Sustainability Assessment (Stage 3).   
 
The sites put forward for allocation at Stage 3 were also subject to the LDP 
Habitat Regulations Assessment – also a statutory requirement.  The HRA 
assesses the impact of the LDP, upon European Protected Sites.  The HRA 
determined that subject to the provision of suitable measures to control the 
discharge of waste water, all proposed allocated sites are located a sufficient 
distance from the River Dee and Bala Lake Special Area of Conservation and 
the Johnstown Newts Sites SACs that the risk which might undermine the 
conservation objectives for Otter and Great Crested Newts respectively can 
be excluded.  In other words the sites do not pose an unacceptable threat to 
the integrity of the SACs and their projected features. 
 
The site has satisfied all three stages of the site selection criteria and has 
therefore been put forward for allocation in the Deposit LDP.  I acknowledge 
that as a result of the Examination in Public the LDP may be subject to 
change and this therefore limits the weight that it can be afforded at this stage. 
However paragraph 7.2.1.4 of the Local Development Plan Manual – Edition 
2, 2015 states that the deposit plan ‘should be considered by the LPA as the 
version it intends to submit for examination and, later, to adopt’.  The Council 
has resolved to submit the LDP for Examination and therefore must consider it 
to be sound.  In addition, the responses received from statutory consultees to  
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this planning application have not identified any significant constraints to the 
development of the site.  In my opinion this validates the decision to put it 
forward for LDP allocation and I therefore consider it highly unlikely that the 
LDP Inspector will recommend that proposed housing allocations list be 
amended to exclude the site.     
 
Alternatives 
 
It is outside of the scope of this application to consider whether there are 
better alternative sites for the development in or on the edge of Rossett.  
However the application site is one of 20 sites assessed during the site 
selection process and included in the Site Register for Rossett.  Excluding one 
site that has already been developed, all others were discounted on the basis 
of not satisfying one or more of the criteria set out in BP04.   
 
I have considered the representations submitted on behalf of Galliers Homes 
and I am satisfied that most of the issues raised by them are dealt with 
elsewhere in this report however it is worth commenting on a number of 
issues specifically here. 
 
Galliers are seeking to promote the development of land to the north of 
Lavister off Chester Road – a site which occupies part of a former golf course.  
The site is not proposed for allocation in the deposit LDP and is proposed to 
be designated as Green Wedge.   The merits of the scheme will be 
considered should Galliers submit a formal planning application – something 
they have not yet done.  It would be appropriate for me to provide a detailed 
assessment of their proposals here, however in my opinion their site 
compares less favourably to the application site in planning terms for the 
following reasons: 
 

• The site lies partly within the C2 zone.  Based on the details publicised 
as part of their statutory pre-application consultation, the proposed 
dwellings would be located outside of the C2 zone but the majority of 
the access road to them would lie entirely within the C2 zone.  By 
comparison no part of the land subject to this application lies within the 
C2 zone – this is covered in more detail below. 

• The Welsh Government’s Predictive Agricultural Land Classification 
Map shows the Galliers site to be Grade 1 agricultural land.  The 
Agricultural Land Classification Report produced for Galliers suggests 
that 68% of the site to be Grade 2, 27% to be Grade 3a and 5% to be 
non-agricultural land.  If the latter is accepted as correct, 95% of the 
site or just over 5ha is Best and Most Versatile Agricultural Lane.  This 
compares to 69% or 4.3ha of BMV land for the application site.  The 
breakdown of the grades of land within the site is provided later in this 
report.     

• The Galliers site lies much further from the centre of the village than 
the application site.  The application site therefore affords far better 
opportunities for future occupiers to walk or cycle to access local 
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services.  As such the Galliers site does not perform as well as the 
application site in respect of the sustainable transport hierarchy set out 
in Planning Policy Wales.    

 
Affordable Housing 
 
The Local Housing Market Assessment Update (April 2018) identifies a 
requirement for 41 affordable units within the north east sub-area of the 
County Borough over the 2017-2022 period.  The north-east sub area 
includes the settlements of Gresford, Marford, Holt as well as Rossett. 
 
A development of 3 affordable houses is currently in an advanced stage of 
completion at Parsonage Close in Gresford having been granted planning 
permission in December 2015 (reference P/2015/0144).   There are however 
no other sites currently being developed in Gresford, Holt or Rossett that will 
deliver affordable housing, nor have any other planning applications been 
submitted or dealt with recently that would deliver affordable housing.     
 
The application site is one of only two identified in the Deposit LDP that will 
make a significant contribution towards meeting the affordable housing needs 
for the north-east sub-area – the other being land adjacent to Sycamore 
House in Holt. 
 
Under the Deposit LDP affordable housing policy the application site would be 
subject to a requirement for 40% of dwellings on relevant sites to be 
affordable.  However further viability work is currently on-going to ensure that 
the Council can secure affordable housing as well as contributions towards 
other infrastructure that will be necessary to enable housing sites to come 
forward, such as schools, therefore I do not believe there is sufficient 
evidence to enable that requirement to be given significant weight at this 
stage.   
 
In light of the above, the affordable housing requirements should be assessed 
in light of the extant UDP policy H7 and Local Planning Guidance Note 28, 
which impose a requirement for 25% of the proposed dwellings to be 
affordable.  The application proposes a maximum of 132 dwellings therefore 
this would enable 33 affordable units to be secured – 80% of the 5 year 
requirement for the north-east sub-area.  This factor weighs heavily in favour 
of the proposals.   
 
Relationship between Rossett and Trevalyn: The development will 
encroach into the area of undeveloped land that currently separates Rossett 
and Trevalyn.  Nevertheless there will remain a gap of approximately 150 
metres between the eastern edge of the application site and the nearest 
dwellings in Trevalyn on Harwoods Lane.  The distance between the nearest 
dwellings in Trevalyn and the eastern edge of the application site via Rossett 
Road is significantly greater.  This is illustrated clearly on the Deposit LDP 
Proposals Map, an extra from which is included below: 
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Taking into account the openness of the landscape and the lack of intervening 
development in between the application site and Trevalyn I am satisfied the 
proposals do not result in the coalescence of or the blurring of the distinction 
between the two villages.  
 
Agricultural Land: The applicants have submitted an Agricultural Use and 
Quality of Land report which concludes that the land to the north of Rossett 
Road is primarily Grade 3a land with a small amount of Grade 3b and the 
majority of the land to the south of Rossett Road being Grade 3b with the 
remainder being 3a.  This contrasts with the Welsh Office Agricultural 
Department’s survey dated May 1993 which found the majority land to the  
 
north of Rossett Road being Grade 3b with the remainder Grade 2.  The land 
to the south of Rossett Road was found to be mainly Grade 2 with some 
Grade 3a land.   
 
I forwarded a copy of the applicant’s report to the Welsh Government 
Department for Rural Affairs who advised that the decision should be made on 
the basis of the Welsh Government’s survey.  The table below sets out the 
quantity of each grade within the site: 
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ACL Grade Area (ha) % of site area 
2 3.3 53 

3a 1 16 
3b 1.9 31 

 
Whilst the consultant who carried out the applicant’s survey stands by their 
findings, both surveys identify that the site contains  Best and Most Versatile 
(BMV) land as well as land that lower grades.  As such planning policy EC2 
and Planning Policy Wales paragraph 3.55 are applicable.  The latter advises: 
 
When considering the search sequence and in development plan policies and 
development management decisions considerable weight should be given to 
protecting such land from development, because of its special importance. 
Land in grades 1, 2 and 3a should  only be developed if there is an overriding 
need for the development, and either previously developed land or land in 
lower agricultural grades is unavailable, or available lower grade land has an 
environmental value recognised by a landscape, wildlife, historic or 
archaeological designation which outweighs the agricultural considerations. If 
land in grades 1, 2 or 3a does need to be developed, and there is a choice 
between sites of different grades, development should be directed to land of 
the lowest grade 
 
Given the housing requirements identified earlier in the report in my opinion 
the test that there should be an overriding need for the development is 
satisfied.  Given that the vast majority of the housing will be delivered on 
greenfield sites, it is also clear that the housing requirements of the Borough 
cannot be met without the loss of BMV land.  Of the 14 sites proposed for 
allocation in the Deposit LDP that are located outside of existing UDP 
settlement limits all contain at least some BMV land.    
   
Whilst this application must be considered on its own merits, the Welsh 
Governments Predicative Agricultural Land (ALC) Map confirms that Rossett 
is largely surrounded by Grade 1, Grade 2 and 3a land.  The application site is  
 
the only one in the Site Register for Rossett that lies adjacent to the existing 
built up area and contains a significant proportion of none BMV land making it 
sequentially preferable to the other sites in the contact of paragraph 3.55.  
 
In addition to responding specifically to this application, the Welsh 
Government Department for Rural Affairs has commented on the LDP.  The 
response was received prior to PPW Edition 10 being published, however the 
advice given in paragraph 3.55 (see above) is broadly the same as the advice 
given in paragraph 4.10.1 of PPW Edition 9.  The Department commented as 
follows in respect of the LDP: 
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Assessment 
 
The Authority has provided robust evidence to demonstrate that BMV loss has 
been considered throughout the spatial strategy and site selection. The 
Department has worked with your Authority to provide detailed ALC survey 
data and desk assessments. It is extremely encouraging to see that the 
Predictive ALC Map has been used to update the SA / SEA, taking into 
account the most recent and best available information. 
 
The loss of BMV land within the Plan is significant; however, the loss and 
policy requirements have been recognised and factored into the Spatial 
Strategy, growth options and competing objectives in the Sustainability 
Appraisal. The choice for the Wrexham Industrial Estate strategic site reflects 
the need to avoid BMV loss. 
 
In this regard the Department would consider that the Authority has satisfied 
PPW 4.10.1 in site allocations. 
 
Conclusion 
 
In conclusion, it is the Departmental view that the Authority has demonstrated 
a sensible and pragmatic approach to considering BMV loss in the context of 
national planning policy and on that basis no objection is offered. 
 
Taking all of the above into account, it is my opinion there is clearly an 
overriding need for the development in order to contribute towards meeting 
the County Borough’s future housing requirements.  It is clear that meeting 
this need will result in the loss of agricultural land and that whilst this site 
includes BMV land, the application proposals directs development to land with 
the lowest grade agricultural land on the edge of Rossett.  I am satisfied that 
there is no conflict with paragraph  3.55 of PPW and therefore the loss of BMV 
land would not be a valid reason to refuse planning permission in this 
instance. 
 
Landscape Impact: The development of land within the Special Landscape 
Area for housing (other than where it accords with policy H5) is in conflict with 
policy EC5.   
 
The UDP designation has been rolled over from previous development plans 
– the site having been designed an Area of Local Landscape Value in the 
Wrexham Maelor Local Plan (adopted 1989) and a Local Landscape Area in 
Wrexham Maelor Local Plan: Forward to 2001 (adopted 1996), which were 
subject to similar policy objectives to the current UDP policy EC5.  The SLAs 
proposed by the Deposit LDP have been informed by the Special Landscape 
Areas Study (January 2017) – a detailed assessment of landscape value 
within the County Borough.  The approach taken to the proposed designation 
SLAs in the Deposit LDP is considered to be consistent with PPW paragraph 
6.3.12:   
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SLAs are non-statutory designations that define local areas of high landscape 
importance, which may be unique, exceptional or distinctive to the area. 
Planning authorities should apply these designations where there is good 
reason to believe that normal planning policies cannot provide the necessary 
protection 
 
The application site is not subject to a SLA designation in the Deposit LDP 
and in my opinion the Special Landscape Areas Study demonstrates that in 
respect of the SLA around Rossett, policy EC5 is now out of date and should 
therefore be afforded less weight in the determination of the application.   
 
The application site currently comprises of one field located on the north side 
of Rossett Road and approximately half of another field located on the south 
side of Rossett Road.  The former is enclosed by hedgerows to the north east 
and south east whilst the latter is enclosed by hedgerows to the western and 
southern boundaries.  The Rossett Road frontages of both are also enclosed 
by hedgerows.   
 
The development will inevitably have a significant impact upon the 
appearance of the site.  However the Landscape and Visual Impact 
Assessment (LIVA) accompanying the application concludes that the 
development would not harm any historically significant landscapes or 
landscape features.  It also concludes that the visual impact of the 
development will be largely limited to the site and its immediate surroundings, 
notably the dwellings in Trevalyn Way, Moss Green, Trevalyn Hall View, Lane 
Farm as well as from Rossett Road and Harwoods Lane.   
 
The relatively flat landscape surrounding Rossett and features within it such 
as trees, hedgerows as well as isolated and small grounds of buildings 
prevent significant longer distance views of the site and as such I concur with 
the findings of the LVIA.  The LVIA arguably also arguably lends weight to the 
conclusions of Special Landscape Areas Study in so far as the decision not to 
recommend the application site be subject to an SLA designation in the 
Deposit LDP. 
 
The development represents a logical extension to the existing build up area 
of the village, with the boundaries of the land to the north of Rossett Road  
 
being consistent with existing field boundaries.  Whilst I recognise that the 
there is currently no hedge or other formal boundary feature to delineate the 
eastern boundary of the land south Rossett Road, the boundary is  
nevertheless clearly defined by Footpath Allington no.21 and also projects no 
further eastwards than the curtilage of Lane Farm. 
 
Taking the above into account, even if the conclusions of the Special 
Landscape Areas Study are overlooked,  on balance, the need for the 
development (as discussed earlier in this report) outweighs objections to the 
development on the grounds of conflict with policy EC5.   
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There are no trees subject to a Tree Preservation Order on site.  The 
application is accompanied by a tree survey and preliminary tree 
constraint/impact assessment plan.  Were the site developed on the basis of 
the indicative site layout plan then it would involve the removal of three trees:  
a sycamore rated as Category C or low quality, a sycamore rates as Category 
U or unsuitable for retention and an alder also rated as Category C.  There 
are a number of Category B/moderate quality trees within or close to the site 
boundaries that would not be affected.    
 
The development would result in the loss of the hedgerows fronting Rossett 
Road (rates as Category C/moderate quality) in order to provide vehicular 
access and associated visibility splays, however the indicative plan confirms 
that replacement hedgerow planting could be secured along the full length of 
the site frontages.  Other than the removal of short sections in order to provide 
pedestrian accesses, the other hedgerow can be retained, including the 
Category A/high quality hedge along the Harwoods Lane boundary.   The 
indicative plan also demonstrates that provision can be made for a new 
hedgerow along the eastern boundary of the land to the south of Rossett 
Road.   
 
Given that the layout of the site is indicative, with the exception of the 
provision of visibility splays the impact upon adjacent trees and hedgerows 
will need to be considered in more detail at reserved matters stage.  However 
I am satisfied the submitted details demonstrate that it is possible to develop 
the site with regard to the retention of the highest quality trees and hedgerows 
within or close to the site.  Furthermore there would be ample opportunity for a 
scheme of tree and hedgerow planting to be implemented as part of the 
reserved matters landscaping scheme. 
 
Flooding and surface water drainage: The site is not located within zone C1 
or C2 on NRW’s Development Advice Maps.  The site lies mainly within zone 
A although part of the land to the north of Rossett Road lies partially within 
zone B.  The development of the site would therefore be in accordance with 
paragraph 6.2 of Technical Advice Note 15: Development and Flood Risk 
which advises that: 
  
New development should be directed away from zone C and towards suitable 
land in zone A, otherwise to zone B, where river or coastal flooding will be 
less of an issue. 
 
The Senior Flood Officer has advised that the Council has no recorded 
incidents of flooding directly impacting upon the site and that NRW historic 
flood outlines show the site not affected during the significant flooding from 
the River Alyn in 2000.   
 
NRW’s Development Advice Maps indicates that small areas of the site are at 
low risk of surface water flooding and the Flood Consequences accompanying 
the application confirms that localised waterlogging occurs within the northern  
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parcel coinciding with areas where there is underlying clay.  However the 
Senior Flood Officer has confirmed that sufficient information has been 
suggested to demonstrate that the majority of the site would be suitable for 
the use of infiltration drainage and subject to a condition being imposed to 
require a sustainable urban drainage scheme, he has no objection to the 
development.   NRW have also confirmed they have no concerns on flooding 
grounds.    
 
In light of the above, I am satisfied that the development site is not at 
unacceptable risk of flooding nor is it likely to unacceptably increase the risk of 
flooding in the locality.  The application is therefore in accordance with policies 
EC12 and EC13 of the UDP.   
 
Foul Drainage: Welsh Water has not identified any concerns regarding the 
development and as such I have no reason to believe that the local foul 
drainage network has insufficient capacity to accommodate the development.  
I have no reason to conclude otherwise. 
 
Access: Paragraph 4.1.12 of PPW requires the sustainable transport 
hierarchy to be applied to reduce the need to travel, prevent car dependant 
developments in unsustainable locations and to priorities access and 
movement by active and sustainable transport.  The sustainable transport 
hierarchy promotes walking and cycling, then public transport ahead of private 
motor vehicles.   
 
I understand the concerns expressed by Highways and it is acknowledged 
that there is an absence of a continuous pedestrian footway along Holt Road 
towards the centre of the village.  There are however alternative pedestrian 
routes available via Trevalyn Way and Harwoods Lane (also accessed via 
Trevalyn Way) to the Holt Road/Chester Road junction.  The distances and 
walking times along these respective routes are set out in the table below 
which is taken from the Transport Assessment accompanying the application: 
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The alternative routes are far safer for pedestrians, benefiting from continuous 
footway provision. The most direct alternative route is via Trevalyn Way, 
which is actually a shorter route to the centre of the village from the land to the 
south of Rossett Road.   Whilst this route is 58 metres or 1 minute walking 
time longer from the land to the north of Rossett Road, I do not consider this 
to be a significant deterrent to its use in preference to the Holt Road – 
particularly given the better pedestrian provision.  Making sure that future 
occupiers of the site are made aware that there are safe routes to the centre 
of the village is something that can be secured via a Travel Plan. 
 
The submitted plans provide for a pedestrian access directly onto Harwoods 
Lane as well as one via Trevalyn Way.  I consider it unlikely that the former 
would be used as the principal means of pedestrian access to the site.  In my 
opinion it is more likely to be used by people who wish to access Harwoods 
Lane to walk or cycle for recreational purposes, with the pedestrian access via 
Trevelyan Way being used by residents who wish to walk to the centre of the 
village.  Whilst I am aware that Harwoods Lane lacks dedicated pedestrian 
provision at the point where it passes along the southern boundary of the site, 
it is likely to already be used by pedestrians and cyclists.  Indeed in respect of 
pedestrians, footpath Allington no.21 can be accessed directly off Harwoods 
Lane immediately to the south-east of the application site.  It is for the all 
users of Harwoods Lane to the south of the site onwards in the direction of 
Trevalyn to ensure that they drive, ride or walk in a manner that takes account 
of the width and geometry of the road and with due regard for other road 
users.  I therefore do not consider the provision of a pedestrian access directly 
onto Harwoods Lane poses a significant risk to pedestrian safety.     
 
It is likely that some pedestrians may choose to walk along Chapel Lane to 
access the Wrexham-Chester bus services for example.  Chapel Lane lacks 
footways for the majority of its length; however I do not consider this to be a 
significant deterrent to pedestrians using it.  The road is subject to a 20mph 
speed limit and already operates as a shared space for vehicles and 
pedestrians.  The generally low speed of traffic will limit the risk to the safety 
of pedestrians using Chapel Lane.   
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The submitted plans confirm improvements to the existing footpath 
immediately to the west of the site, including the provision of a crossing point 
on Holt Road thus enabling safe access to Trevalyn Way via Moss Green, the 
provision off connections to Trevalyn Way, Holt Road (to access the crossing 
point), Darland View, Trevalyn Hall View and potentially (subject to agreement 
with the school/Education) Darland school as well as and the provision of a 
3m wide footpath and cycleway along the site frontage.  Taken together these 
will facilitate safe and convenient access to the centre of the village and the 
services provided there such as Coop as well as to the nearby St Peter’s 
primary and Darland secondary schools.   
 
The Transport Assessment refers to 5km as being a accepted as a distance 
where cycling has the potential to replace short car journeys.  All of the 
services in the village lie within this distance as to the nearby villages of 
Gresford, Marford and Pulford.  The site is therefore well located to enable 
future occupiers of the site to carry out local trips by bicycle.  The provision of 
a combined footway/cycle lane across the site frontage should also assist 
encouraging this mode of transport.    
 
The village is served by the Wrexham to Chester bus service, which can be 
accessed via the pedestrian routes discussed above and provides access to 
Chester Business Park and railway station addition to the Wrexham town and 
Chester city centres.  There are 6 buses per hour during peak times and 5 
during off-peak time along the route. 
 
Highways have suggested that a bus stop be provided along the site frontage 
for use by the 3 times per day (Wednesdays, Fridays and Saturdays only) 
Wrexham to Trevalyn bus service in order to promote/improve the service.  I 
agree that such measures are necessary.  The service supplements the 
opportunities provided by the more frequent Wrexham to Chester bus service 
for future occupants of the site, as well as the wider locality, to make 
sustainable transport choices.   Encouraging the use of the service is also 
likely to strengthen its long term viability.  Considering whether a development 
could enable improvements to a bus service is also consistent with advice in 
Planning Policy Wales paragraph 4.1.16.  The bus stop provision will be 
secured by condition.       
 
Taking into account the above, the location of the site complies with the 
sustainable transport hierarchy and is well placed to promote walking, cycling 
and public transport use.   
 
Both parts of the site will be served by vehicular accesses off Rossett Road.  
The existing 40mph speed limit would require visibility splays of 2.4 x 120m in 
both directions.  Highways have advised that there would be the potential to 
reduce the speed limit to 30mph and in turn reduce the visibility splay 
requirements to 2.4 x 56m, which is achievable.  Given that Rossett Road 
would be passing through a residential area were the site developed it would 
be desirable for the speed limit to be reduced to 30mph.  This could be  
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achieved either though a Traffic Regulation Order or automatically via the 
introduction of street lighting.  The implementation of a scheme of to amend 
the speed limit can be secured by condition. 
 
The Transport Assessment (TA) submitted with the application predicts that 
the development would generate approximately 79 trips in the morning peak 
hour and 98 in the evening split between arrivals and departures as set out in 
the table below: 
 

 
 
The TA demonstrates that the B5445 Chester Road/The Green, the B5445 
Chester Road/B5102 Holt Road and B5102 Holt Road/The Green (link to the 
B5445 Chester Road) junctions will operate with reserve capacity even with 
the additional traffic generated by the development.   
 
The TA has also considered the implications of the current review of the 
existing Traffic Regulation Orders in Rossett being implemented.  This could 
result in the introduction of a one way system along The Green and as a result 
higher flows of traffic using the B5445/B5102 junction.  However the TA 
concludes that the junction will still continue to operate with reserve capacity 
taking into account the traffic generated by the development. 
 
In light of the findings of the TA, in my opinion the existing road network can 
accommodate the proposed development without harm to highway safety or 
giving rise to significant traffic congestion.   
 
The submitted plans include proposals for the extension of the existing car 
park to the west of the site.  Whilst this may be desirable, particularly during 
the mornings and afternoons when parents arrive to drop off or pick up their 
children from St Peter’s primary school, the measure is not needed to mitigate 
against an impact arising directly from the development.  As such I do not 
intend to impose a condition to require the works to be carried out because 
they are unnecessary to make the development acceptable in planning terms 
thus such a condition would not accord with advice in Circular 016/2014: The 
use of Planning Conditions for Development Management.   
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The land south-east corner of the land to the north of Rossett Road abuts 
footpath Allington no.20 and footpath Allington no.21 runs parallel to the  
 
boundary of the land to the south of Rossett Road.  Neither footpath will be 
obstructed as a result of the development.   
 
Design and Residential amenity: The layout of the site and the appearance 
of the dwellings will be considered in more detail at reserved matters stage.  
However I am satisfied that the indicative plan demonstrates that a broadly 
acceptable form of development is achievable with dwellings fronting onto 
Rossett Road and Trevalyn Way, and landscape buffers to the eastern 
boundaries.   
 
The indicative plan shows the provision of areas of on-site public space open 
throughout the site, although as this is a matter integral to the layout and 
landscaping of the site which are both reserved matters it will be given further 
consideration at that stage.  I am nevertheless satisfied that it will be possible 
to deliver on-site open space in order to provide future occupiers with access 
to recreational opportunities in a manner that contributes positively to the 
appearance of the development.  A planning obligation is however required at 
this stage to secure the long term management and maintenance of areas of 
public open space.     
 
I note that the accuracy of the topographical survey submitted with the 
application has been questioned.  The plans show there to be very little 
change in elevation, both within the two parts of the application site as well 
between them and the surrounding area.  I consider this to be an accurate 
representation of both parts of the application site.  Finished ground/floor 
levels can also be given further consideration at reserved matters stage.   
 
The relationship between existing and proposed dwellings will be assessed in 
more detail when approval is sought for layout at reserved matters stage.  I 
am however satisfied that the indicative plan demonstrates that the separation 
distances required by Local Planning Guidance Note 21 are achievable.  As 
such the development will not adversely impact upon the standard of amenity 
afforded to neighbouring occupiers by way of loss of light, privacy or by being 
visually overbearing.  
 
The proposed footway connections are likely to result in additional pedestrian 
traffic passing along adjacent residential streets.  I do not consider this as 
being likely to prejudice the standard of amenity of existing occupiers.  The 
properties in adjoining streets all have pedestrian footpaths passing them at 
present.  The development will therefore not result in any additional 
overlooking as a result of pedestrian traffic.   
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The development will result in additional traffic passing along the local 
highway network however the volume, type and speed of the vehicles 
travelling to/from the site is unlikely to result in additional noise to the extent 
that the standard of amenity afforded to the occupiers of nearby properties is  
significantly reduced.  I also have no reason to believe that the occupation of 
the dwellings themselves will unduly impact upon the occupiers of 
neighbouring properties by way of noise.  In any case, the noise associated 
with occupation would be dependent upon the behaviour of individual 
owners/occupiers which is a matter outside of the scope of planning control.      
 
The development will give rise to a degree of disruption whilst the 
development is carried out however this will be comparatively short term and 
provided appropriate working practices are implemented by a future 
developer, should not prove unduly harmful to neighbouring occupations.  In 
any case there are adequate controls under other legislation in respect of 
statutory nuisance that can be used to address issues should they arise.   
 
Ecology: The application is accompanied by an ecology report which 
concludes that the majority of the site comprises of intensively managed 
farmland comprising of arable and pasture. These habitats are considered to 
be of negligible conservation value.  The only pond within 500m of the site has 
been assessed for Great Crested Newts (GCN) and based upon these 
findings the report also concludes that GCN are unlikely to be present within 
the site.   
 
The ecology report identifies two trees as having bat roosting features, 
however these trees are located on the periphery of the site and I am 
confident that these can be retained.  A lighting scheme is needed to ensure 
that street lighting is located in a manner to limit its impact upon bats – this will 
be secured by condition.   
 
The protection/provision of habitat for birds can be secured via the protection 
of mature trees within/close to the site, the retention and maintenance of the 
hedgerows around the periphery of the site as well as through the provision of 
landscaping within areas of public open space –all matters that can be 
considered in more detail at reserved matters stage.   
 
NRW have advised that the report is satisfactory for informing the decision 
making process.  NRW have confirmed that they consider the proposal:  

• not likely to be detrimental to the maintenance of the favourable 
conservation status of any local populations of European protected 
species;  

• and not likely to adversely affect any local populations of British ‘fully’ 
protected species  

 
I have no reason to dispute NRW’s comments and I am therefore satisfied 
that the development is unlikely to give rise to harmful impacts upon statutorily 
protected species.   
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Welsh Language: The impact a development may have on the Welsh 
language is a material consideration.  Paragraph 3.28 advises that 
considerations relating to the use of the Welsh language may be taken into  
account by decision makes so far as they are material to applications for 
planning permission.  However PPW also advises that decisions must not 
introduce any element of discrimination between individual linguistic ability, 
and should not seek to control housing occupancy on linguistic grounds. 
 
Policy GDP1(j) requires regard to be had to the need to safeguard those 
areas that possess a strong Welsh cultural and/or linguistic identity from 
development that could harm that identify.   Local Planning Guidance Note 31: 
The Welsh Language and Welsh Communities provides further guidance on 
this matter.  LPG31 advises that a Welsh Language and Community Impact 
Assessment should be carried out for residential developments of 25 or more 
dwellings proposed in language sensitive wards.   
 
LPG31 defines Ceiriog Valley, Pant, Ponciau, Coedpoeth, Johnstown, 
Penycae and Minera as language sensitive wards.  Rossett is not classed as 
a language sensitive ward so there is no requirement for an impact 
assessment to be carried out. 
 
Notwithstanding the above, I have no reason to believe that houses built on 
the site will be unavailable to existing local residents, including those who are 
able to speak Welsh or Welsh speakers who may wish to reside in the village.  
Furthermore the development will provide up to 33 affordable houses.  The 
planning obligation which secures them will include a requirement that the 
affordable houses are made available to local people on the basis of housing 
need.   
 
Archaeology: The application was submitted accompanied by an 
Archaeological Assessment.  CPAT commented that this identified two areas 
of potential archaeological interest and advised that further investigations take 
place. The applicants duly commissioned and submitted the findings to both 
CPAT and to the Council.  This work confirmed that many of the features 
highlighted in the earlier geophysical assessments were false readings 
derived from natural strata rather than archaeological features.  Two small 
gullies were identified that were considered most likely to be field boundaries 
or drainage features and are of low archaeological significance.  CPAT have 
confirmed that they have no further recommendations and no objection to the 
application.   I am therefore satisfied that there is no conflict with policy EC11.   
 
Community Infrastructure: Objectors have expressed concern about the 
capacity of local schools and healthcare services to cater for additional 
demand. 
 
With regards to schools, the number of pupils that could be generated is set 
out in the table below.  This table uses the mix of dwellings show on the 
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indicative plan and Table 1 of Local Planning Guidance Note 27 (as amended 
in December):   
 
 
Dwellings Number No of pupils generated 

per dwelling 
No of pupils 

2 bedroom 12 0.12 1.44 
3 bedroom 73 0.23 16.79 
4 bedroom 47 0.31 14.57 
Total 132  32.8 
 
Education has not objected to the development but has confirmed that 
contributions to secondary education provision at Darland school are required.  
This will be secured by a Planning Obligation.  Education has also requested 
contributions towards The Roft primary school in Marford.  I have not been 
provided with evidence to suggest that the development is likely to give rise to 
an increase in demand for places at that school that cannot be 
accommodated and therefore that a contribution is needed in order to make 
the development acceptable in planning terms.  I have however sought further 
clarification on this matter from Education that will be reported in the 
addendum.   However in the absence of an objection from Education I can 
only conclude that subject to the contributions sought that there is sufficient 
scope to increase school capacity in the locality to offset the impact arising 
from the development.     
 
There is no UDP policy or Local Planning Guidance Note that impose specific 
requirement for developers to provide or make contributions towards 
healthcare facilities.  There is also no statutory requirement to consult the 
Health Board regarding planning applications nor have any thresholds been 
agreed between Betsi Cadwaladr University Health Board and the Council in 
respect of when consultations may be desirable.   Nevertheless, Betsi 
Cadwaladr University Health Board was consulted regarding the application.   
 
The Health Board have acknowledged that Alyn Family Doctors are under 
pressure due to issues with the existing physical infrastructure (i.e. premises) 
and staffing shortages.  The Health Board do not have any specific objections 
in principle to the development.  They have however indicated a desire to 
discuss opportunities for capital contributions. 
 
Whilst I note the comments made by the Health Board contributions can only 
be sought via Planning Obligations where they are:  

• necessary to make the development acceptable in planning terms  
• directly related to the development  
• fairly and reasonably related in scale and kind to the development  

 
Despite seeking further clarification from the Health Board, I have not been 
provided with evidence to demonstrate specific additional local healthcare 
infrastructure would be necessary to make the development acceptable in  
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planning terms (i.e. that permission should be refused unless contributions are 
made), the scope of any such contributions or how they are directly related to 
the scale of the development and the impact it is likely to have.  In the  
 
absence of such evidence the tests set out above have not been satisfied.  As 
such concerns regarding local healthcare infrastructure would not be a valid 
reason to refuse planning permission.   
 
Planning appeals Appeal: A number of objectors have drawn my attention to 
the appeal decision at Gamford Lane (P/2016/0712), as well as Pont Adam 
Cresent in Ruabon and land opposite St Peter’ Close Rhosrbin (P/2014/0480) 
and Land adjoining Trewythen Hall Care Home, Vicarage Lane, Gresford.   
 
Whilst I recognise that all of these sites also lie in the Green Barrier, in the 
case of Gamford Lane the Inspector also expressed concerns about the 
landscape impact, surface water drainage, and ecology.  In the case of Pont 
Adam, the planning application was refused and dismissed on appeal solely 
due highway concerns, but the Inspector accepted that the urgent need to 
increase housing land supply meant that there were very exceptional 
circumstances sufficient to outweigh the Green Barrier objections to the 
development.   Members should note that a subsequent planning application 
for 19 dwellings was subsequently granted planning permission. 
 
Whilst other planning decisions are a material consideration, it is nevertheless 
the case that each planning application must be considered on their own 
merits.  It therefore does not follow that the outcome of the above cases 
should automatically be following in this particular case.   
 
Prematurity: Given that this site is also proposed for allocation in the Deposit 
LDP it is necessary to consider whether it is premature to grant planning 
permission in advance of the adoption of the LDP.   
 
Refusing planning permission on the grounds of prematurity is only likely to be 
justified where the proposals, due to their nature and/or scale go to the heart 
of the LDP.  I do not consider the scale of the development or the associated 
impacts go to the heart of the plan in this particular case therefore refusal on 
the grounds of prematurity would not be sustainable. 
 
Well-being and Future Generations (Wales) Act 2015: In reaching this 
decision I have considered the duty the duty imposed by the Act to improve 
the economic, social, environmental and cultural well-being of Wales, in 
accordance with the sustainable development principle.  I have also had taken 
account of the current version of Planning Policy Wales, which itself has been 
revised to ensure it fulfils the requirements of the Act.  I consider that the 
granting of planning permission would be in accordance with the sustainable 
development principle and is therefore in accordance with the requirements of 
the Act.   
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CONCLUSION 
 
Whilst the location of the site outside of the settlement limit and within both a 
Green Barrier and Special Landscape Area, in my opinion the age of the UDP, 
the acknowledged housing need, an on-going and considerable undersupply 
of housing and the lack an adequate supply of previously developed land 
within existing settlement limits cumulatively mean that the overall planning 
balance is in favour of granting permission despite the conflict with UDP 
policies PS1, EC1, EC2, EC5 and H5.   
 
I am satisfied that there are no significant constraints to the development of 
the site and that the proposals can take place without significant risk of 
flooding, unacceptable harm to highway safety, residential amenity, 
archaeology, the Welsh language, community infrastructure, the wider rural 
landscape surrounding Rossett or to ecological considerations.  In that regard 
the proposals are in accordance with policies GDP1, GDP2, EC4, EC6, EC11, 
EC12, EC13 and T8. 
 
Because of the significant need to bring forward housing land in my opinion 
there is a strong case to grant planning permission for a shorter time period 
than is normally the case.  Therefore the recommendations below include a 
condition giving two years for reserved matters applications to be submitted 
and whichever is the later of the following for development to commence: 
 

• three years from the date of outline planning permission; 
• two years from the date of approval of the final reserved matters.   

 
RECOMMENDATION A 
 
In accordance with the requirements of Circular 07/12: The Town and Country 
Planning (Notification) (Wales) Direction 2012 in respect of a significant 
residential development that is not in accordance with one or more provisions 
of the UDP, that the application be referred to the Welsh Ministers 
 
If the Welsh Ministers issue confirmation that they do not intend to call the 
application or no response is received from the Welsh Ministers following the 
expiry of 21 days from the date the application is referred to them, that the 
Head of Environment and Planning be given delegated authority to determine 
the application in accordance with Recommendations B, C and D below. 
 
RECOMMENDATION B 
 
That the Council enters into an Obligation under Section 106 of the Town and 
Country Planning Act 1990 to secure: 
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a) The provision of affordable houses.  25% of the total number of 

dwellings built on site shall be affordable; 
b) The payment of a commuted sum in order to secure the full 25% 

affordable housing as required by Local Planning Guidance Note 28 in 
the event of part of the affordable housing requirement being less than 
a full dwelling unit. 

c) The management and maintenance on-site public open space; 
d) Financial contributions towards secondary education. 

 
That the Head of Environment and Planning be given delegated authority to 
approve the final form and content of the Obligation. 
 
RECOMMENDATION C 
 
Upon completion of the Planning Obligation that permission be GRANTED 
subject to the following conditions: 
 
 
CONDITION(S) 
 
1. Approval of the following details (hereinafter called ""the Reserved 
Matters"") for each phase of the development shall be obtained from the local 
planning authority before any part of the development in that phase is 
commenced: 
a. the layout of the building(s) to be erected in that phase 
b. the scale of the building(s) to be erected in that phase 
c. the appearance of the building(s) to be erected in that phase 
d. the landscaping of the site within that phase. 
2. The first reserved matters application shall include a plan showing the 
first phase of development and location of all subsequent phases of 
development (hereinafter called ""the Phasing Plan"").  The Phasing Plan 
shall include the percentage of affordable housing within each phase, which 
across the phases shall consist of no less than 25% of the total number of 
dwellings to be built on the site.  All subsequent reserved matters applications 
shall be submitted in accordance with the Phasing Plan as approved. 
3. Plans and particulars referred to in conditions 1 shall be submitted in 
writing to the local planning authority before the expiry of 2 years from the 
date of this permission. 
4. The development hereby permitted shall be begun before the expiry of 
3 years from the date of this permission or two years from the date of approval 
of the last of the reserved matters required to be approved, whichever is the 
later. 
5. The development shall be carried out in strict accordance with drawing 
no. Plnc 100-37-SMPA-01 in respect of vehicular and pedestrian access. 
6. No part of the development shall commence in a phase  until a detailed 
Arboricultural Method Statement has been submitted to and approved in 
writing by the Local Planning Authority for that phase. No development or 
other operations within that phase shall take place except in strict accordance 
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with the Method Statement as is approved. The Method Statement shall 
include the following: 
1) A specification for tree protection fencing and ground protection measures 
that comply with British Standard 5837:2012; 
2) 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; 
3) 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; 
4) Details of general arboricultural matters including proposed practices with 
regards to cement mixing, material storage and fires; 
5) Details of the frequency of supervisory visits and procedures for notifying 
the findings of such visits to the Local Planning Authority; 
6) Method for protecting retained trees during demolition works; 
7) Details of all proposed tree works, including felling and pruning. 
7. Development shall not 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. In accordance with the submitted 
Flood Consequence Assessment & Drainage Strategy, any scheme must 
demonstrate compliance with the latest Sustainable Drainage Systems 
(SuDS) Standards for Wales. 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. 
The development shall thereafter be carried out in strict accordance with the 
scheme as approved.   
8. Development shall not commence on the land to the north of Rossett 
Road until a scheme detailing the following has been submitted to and 
approved in writing by the Local Planning Authority: 
i) Speed limit amendments along Rossett Road; 
ii) Pedestrian footway links to Holt Road, Darland View, Trevalyn Hall 
View and Darland High School 
iii) A pedestrian crossing point on Holt Road; 
iv) Bus stop provision 
v) Street lighting along the Rossett Road frontage of the site 
No dwelling shall be occupied on that part of the site until the scheme as 
approved has been implemented in full. 
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9. Development shall not commence on the land to the south of Rossett 
Road until a scheme detailing the following has been submitted to and 
approved in writing by the Local Planning Authority: 
i) Speed limit amendments along Rossett Road; 
ii) Pedestrian footway links to Holt Road and Trevalyn Way, 
iii) A pedestrian crossing point on Holt Road; 
iv) Bus stop provision 
v) Street lighting along the Rossett Road frontage of the site 
No dwelling shall be occupied on that part of the site until the scheme as 
approved has been implemented in full. 
10. No development shall commence in a phase, until a Construction 
Method Statement has been submitted to, and approved in writing by, the 
Local Planning Authority in respect of that phase. The approved statement 
shall be adhered to throughout the construction period. The statement shall 
provide for: 
i. the parking of vehicles of site operatives and visitors;  
ii. loading and unloading of plant and materials;  
iii. storage of plant and materials used in constructing the development;  
iv. An earthwork balance in respect of materials arising from excavations 
carried out on site, including measures to ensure those materials are re-used 
on-site. 
viii. hours of working 
11. Prior to their first use the vehicular accesses shall provide visibility 
splays of  2.4 metres x 56 metres in both directions 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 nearside edge 
of the adjoining highway.  The splays shall thereafter be permanently retained 
clear of any such obstruction to visibility. 
12. The reserved matters shall include details of 3 metre wide combined 
footway and cycleway that shall be provided along the full length of both 
frontages of the site with Rossett Road.  The combined footways and 
cycleways shall be provide in accordance with the details as approved prior to 
the first occupation of the dwellings in the respective phase of the 
development that they are situated within. 
13. The reserved matters shall include an area or areas of public open 
space to be provided within each phase together with a scheme that includes 
the following details: 
i) the siting, size, layout and appearance of formal play equipped play 
areas; 
ii)  hard and soft landscaping of the open space area(s); 
ii) the timing of the construction and landscaping of the open space 
area(s); 
Public open space shall be provided on site within each phase in accordance 
with the scheme as approved and thereafter permanently retained. 
14. No dwellings in a phase shall be occupied until a Final Travel Plan for 
that phase has been submitted to and approved in writing by the Local 
Planning Authority.  The Travel Plan(s) shall include measures to encourage 
occupiers of the development to walk, cycle and to use local facilities and 
public transport. 
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15.  No street lighting shall be installed on any part of the site until a lighting 
scheme has been submitted to and approved in writing by the Local Planning 
Authority.  The scheme shall include details demonstrating how the street 
lighting has been sited and designed so as to minimise the potential impact 
upon bat species.  Street lighting shall thereafter only be installed in 
accordance with the scheme as approved. 
16. This development makes provision for a maximum of 132 dwellings.
  
REASON(S) 
 
1. To comply with the provisions of the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 
2. In the interests of a co-ordinated approach to the development of the 
site. 
3. To comply with Section 92 of the Town and Country Planning Act, 
1990. 
4. To comply with Section 92 of the Town and Country Planning Act, 
1990. 
5. To define the scope of the planning permission 
6. To ensure the work is carried out to accepted arboricultural practices 
for the long term wellbeing of the tree(s). 
7. To ensure satisfactory drainage of the site and to avoid flooding. 
8. To secure safe and convenient means of pedestrian access to the site 
in the interests of promoting sustainable transport choices. 
9.  To secure safe and convenient means of pedestrian access to the site 
in the interests of promoting sustainable transport choices. 
10. In the interests of minimising disruption arising from the development 
as well as securing a sustainable use of materials excavated during 
construction. 
11. 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. 
12. To secure safe and convenient means of pedestrian access to the site 
in the interests of promoting sustainable transport choices. 
13. In the interests of the appearance of the development and the standard 
of amenity afforded to future occupiers. 
14. To assist future occupiers of the development to make sustainable 
transport choices. 
15.  In order to protect wildlife interests, which are afforded special 
protection. 
16. To define the scope of the planning permission 
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NOTE(S) TO APPLICANT 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 
0345 762 6848.  Further information is also available on the Coal Authority 
website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
RECOMMENDATION D 
 
That if the Obligation pursuant to Section 106 of the Town and Country 
Planning Act 1990 is not completed within six months of the date of the 
Committee resolution the Head of Environment and Planning be given 
delegated authority to refuse the application for the following reasons: 
 

1. The development will not make any contribution towards the provision 
affordable housing and therefore conflicts with policy H7 of the 
Wrexham Unitary Development Plan. 

2. The development makes inadequate provision for the long term 
maintenance of on-site open space and as such does not accord with 
policies GDP1and CLF5 of the Wrexham Unitary Development Plan. 

3. There is inadequate provision for additional school capacity.  Without 
this additional provision, existing schools do not have sufficient 
capacity to cater for the development.  As such the development does 
not accord with policy GDP2 of the Wrexham Unitary Development 
Plan. 

______________________________________________________________

Page 74



 
 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING  
Date – 7th JANUARY 2019 

 
APPLICATION NO: 
P/2018 /0572 
 
 
COMMUNITY: 
Bronington 
 
 
WARD: 
Bronington 

LOCATION: 
WOODLANDS FARM CONERY LANE 
BRONINGTON WHITCHURCH SY13 
3EZ 
 
DESCRIPTION: 
CHANGE OF USE AND EXTENSION 
TO EXISTING DUTCH BARN TO 
FORM LOG PROCESSING 
BUSINESS 
 
APPLICANT(S) NAME: 
MR & MRS  ROBERTS  
 

DATE RECEIVED:  
02/07/2018 
 
 
CASE OFFICER:  
KH 
 
 
AGENT NAME: 
MR TIM EVANS 
 

______________________________________________________________ 
P/2018/0572 
THE SITE 
 
The site is the former farm and farmhouse (Woodland Farm) off the eastern 
side of Conery Lane, Bronington.  The closest residential properties are 
located between 300 – 500 metres away. 
 

 
 
 

Application site 
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PROPOSAL 
 
Change of use and extension to existing Dutch barn to form Log Processing 
business.  The land was formerly a tenanted Council farm but was allowed to 
deteriorate such that the buildings, farmhouse and yards are in an advanced 
state of disrepair.  The applicants are proposing to use part of the existing 
farm premises as a ‘firewood’ processing business with a modest extension to 
the Dutch barn.  The owners will live in the existing farmhouse and relocated 
the log processing business to Woodlands Farm. 
 
The business is a 3-person operation, the applicants and their son with 
periodically 2 more employees on a freelance basis.  The business consists of 
purchasing locally sourced sustainable timber and using an electric processor 
to cut and split imported timber into logs ready for the wood stove market.  
Residue will be fed into a bio-mass unit to heat the house, buildings and a kiln 
dryer.  The new building will be used for log storage ready for distribution and 
a drying area in the Dutch barn. 
 
Deliveries of raw timber will normally be by a 26 ton lorry averaging 6 
deliveries a month.  The owner delivers bags of logs to customers on a small 
7½ ton lorry on Friday and Saturday mornings only. 
 
HISTORY    
 
P/2018/0916  Proposed single-storey extension.  Granted 03.12.2018. 
 
DEVELOPMENT PLAN   
 
Outside any recognised settlement.  Policies PS2, GDP1 and EC5 of the 
Wrexham Unitary Development Plan apply – Planning Policy Wales is 
supportive of rural diversification. 
 
CONSULTATIONS  
 
Community Council:  No observations. 
Local Member:  Notified 13.07.2018 
Highways: No objections, planning conditions required in 

terms of visibility splays.  Two access points, one 
to serve the log processing business and a second 
existing access to serve the farmhouse.  The 
access point will be widened and an area provided 
for wagons / cars to turn on site.  The proposal 
indicates that the overall movements will be 
reduced compared to the previous farm use.   

Public Protection: No objections.  Planning conditions required 
regarding noise generation not exceeding pre-
existing background levels by than 5dB(A) at any 
time and advice notes regarding dust 
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management, burning of waste and minor 
development construction noise. 

Contaminated Land: No comments.  
Other representations: Neighbours – 5 letters of objection received on the 

grounds of:- 
 

• Conery Lane is an agricultural lane and not 
industrial in nature 
• Not suitable for large vehicles and not wide 
enough to cater for large vehicles 
• Passing places are insufficient and conflict 
between wagons and vehicles towing horse 
boxes 
• Already enough traffic on the lane 
• Noise from chain saw 
• Impact on the character of the landscape 
and the nearby SSSI  
• Waste products should not be burned 
• Wood dust 
• Pot holes and surrounding verges very wet 

 
SPECIAL CONSIDERATIONS / ISSUES 
 
Highways: The proposed development site is located on Conery Lane 
which is a narrow, rural, unclassified road subject to a 60 mph speed limit.   
 
However, Highways estimate typical speeds at being around 30 mph for 
vehicles along this section given the geometry of the road.  Conery Lane is 
typically narrow along this section leading to the site from the A495.  However, 
there are a few passing places along this section which allow the 
simultaneous passage of vehicles. 
 
Whilst I appreciate concerns raised by residents living in the area, the Design 
and Access Statement indicates that overall vehicle movements at the site will 
be less than that previously experienced by the existing farm.  It is stated that 
the dairy farm had daily milk tanker collections, feed lorries and daily on site 
tractor movements.  With regard to the current proposal it is stated that raw 
timber to the site will normally be by a 26 ton lorry, averaging 6 deliveries per 
month.  The applicant currently delivers bulk bags of logs direct to customers 
on a small 7.5 ton lorry on Friday and Saturday mornings only.  No on site 
sales will be allowed and a condition will ensure that this is the case. 
 
There are 2 existing access points, one serving the main farmhouse to the 
South and an existing gated field access to the North. 
 
The Northerly access has been increased to 6 m wide; any gates will be set 
back a minimum of 15 m from the adjacent highway edge, access surfaced 
with hard bound material for a minimum of 15 m from the adjacent highway  
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and a hard surface space to accommodate a turning head with a 6 m wide 
width road.  The wide grass verge allows visibility of 2.4 m x 43 m in each 
direction. 
 
The Southerly access will serve the farmhouse but some agricultural activities 
may well still require access.  Visibility from the access is adequate providing 
splays of 2.4 m x 43 m measured to the centreline of the adjoining highway in 
both directions.  The access may need to be used by a tractor and the access 
surfaced with hard bound materials for at least 10 m behind the adjoining 
highway and no gates within 10 m of the highway boundary.  The access 
width would benefit from being wider (currently 3.6 m). 
 
Noise / Amenity: The wood processor is electrically powered and cuts logs 
into appropriate lengths and then splits them using a hydraulic ram.  The 
machine will be located within the enclosed building.  Normal operating times 
for the business are 8.00 – 5.00 during the week and 8.00 – 1.00 on Saturday. 
 
The Council’s Public Protection Department have requested a planning 
condition to ensure noise generated by the proposal does not exceed the pre-
existing background level by more than 5 dB(A) at any time. 
 
Notes regarding dust and minor development construction noise are required. 
 
Conclusion:  I am satisfied the proposal is acceptable and Planning 
Policy Wales is supportive of rural diversification.  The nature of the proposal 
with reduced movements to the site should be beneficial to existing users of  
 
the lane.  The proposed use will be located within the enclosed building.  A 
condition will ensure noise levels from the development will not be able to 
exceed pre-existing background levels by more than 5 dB (A) at any time.  
With regard to dust, if it can be judged to be causing a statutory nuisance a 
legal notice could be served to abate the nuisance.   
 
 
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. Prior to their use on the development samples of all external facing 
materials shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall only be carried out in strict accordance with 
such details as are approved. 
3. The rating level of any noise generated by reason of this development 
shall not exceed the pre-existing background level by more than 5dB(A) at 
any time.  The noise levels shall be determined at nearby noise sensitive 
premises, and measurements and assessment shall be made in accordance 
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with BS4142:2014 Method of Rating Industrial Noise Affecting Mixed 
Residential and Industrial areas. 
4. The development shall be carried out in strict accordance with the 
amended site plan and access upgrade to the northerly access and widened 
drive and proposed floor plans and elevation drawings unless otherwise 
agreed in writing with the Local Planning Authority. 
5. Prior to first use of the development a verge crossing to the site shall 
be constructed in strict accordance with a scheme which has been submitted 
to and approved in writing by the Local Planning Authority. 
6. No on site sales shall take place. 
7. The southerly vehicular access to the farm house shall be a minimum 
width of 6 m. 
8. Prior to first use of the development hereby approved the northerly 
access shall provide visibility splays of 2.4 m x 43 m in both directions 
measured to the centreline of the adjoining highway.  Within these splays 
there shall be no obstruction in excess of 1 m in height above the level of the 
nearside edge of the adjoining carriageway.  The splay shall thereafter be 
permanently retained clear of any such obstruction to visibility. 
9. 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. 
10. The southerly access should be surfaced with hard bound materials for 
at least 10m of the highway boundary. 
 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
3. In the interests of nearby residential amenity. 
4. To define the scope of the planning permission 
5. In the interests of highway safety. 
6. To limit potential vehicle movements along Conery Lane. 
7. To ensure the formation of a safe and satisfactory access. 
8. To ensure that adequate visibility is provided at the proposed point of 
access to the highway. 
9. In the interests of highway safety. 
10. In the interests of highway safety. 
 
NOTE(S) TO APPLICANT 
 
The applicant's attention should be drawn to item nos 1, 2, 3, 4 and 5 of the 
supplementary notes. 
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A licence should be obtained (as required by Section 184 of the Highways Act 
1980) from the Highway Authority in order to cross the verge at the new 
access point.  Further guidance can be obtained from the Highway 
Department on Wrexham County Borough Council on telephone 01978 
729870. 
 
The Applicant is advised that under the Environmental Protection Act 1990, 
dust from construction and/or demolition activities can be judged to be 
causing a statutory nuisance to neighbouring properties.  A legal notice can 
be served requiring that any 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. 
 
All works relating to this development which are audible beyond the site 
boundary should be carried out only between 7.30 and 18.00 hrs Monday to 
Friday, and 08.00 to 14.00 hrs on a Saturday, and at no time on a Sunday or a 
Bank Holiday. Outside these times, any works which are audible beyond the 
site boundary have the potential to cause unreasonable disturbance to 
neighbouring premises.  
 
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.   
 
The applicant should adhere to the times given above wherever possible. For 
further information and advice regarding construction noise please contact the 
Council's Housing and Public Protection Department on 01978 315300. 
 
There is an existing gated field access on to the corner of the access to the 
farmhouse with inadequate visbility in a southerly direction (approximately 2.4 
x 14m) measured to the centreline of the adjoining highway.  Ideally the 
access should be closed in the interests of highway safety.  However, I 
understand the access may not be under your control. 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0630 
 
 
COMMUNITY: 
Cefn 
 
 
WARD: 
Cefn 

LOCATION: 
CALEDFRYN 4 CHAPEL STREET 
ACREFAIR WREXHAM  
LL14 3TB  
 
DESCRIPTION: 
OUTLINE APPLICATION FOR 
RESIDENTIAL DEVELOPMENT ON 
PART OF GARDEN AREA 
 
APPLICANT(S) NAME: 
MR JESSE MORRISON  
 

DATE RECEIVED:  
27/07/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MR JESSE MORRISON 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought in outline for the residential development of 
land with all matters reserved for further approval.  In reality, the scheme 
would consist of a development of the garden area associated with Caledfryn. 
 
 
 

Site  

Private 
access 
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HISTORY 
 
None. 
 
PLANNING POLICY 
 
The site is located in the defined settlement of Cefn Mawr/Acrefair.  Policies 
PS1, PS2, PS3, PS4, GDP1, EC13, H2 and T8 are relevant.  Guidance is also 
contained in Local Planning Guidance Notes 16 – Parking Standards and 21 – 
Space Around Dwellings.    
 
CONSULTATIONS 
 
Community Council:  
Local Members: Cllr D. Wright – no comments at this time. 
 Cllr S.T. Benbow Jones – notified 

31.07.2018   
Site notice:    Expired 24.08.2018 
Public Protection: No objection.  Conditions are recommended 

in relation to the imposition of gas protection 
measures and informatives in relation to 
construction nuisance. 

Highways: Objects.  The site access is of a poor 
surface condition.  The visibility at the only 
form of access is substandard and cannot 
take additional traffic flows. 

Natural Resources: No observations. 
Welsh Water: No drainage details have been provided.  A 

detailed design should be provided prior to 
the commencement of development. 

Health & Safety Executive: Does not advise against granting planning 
permission. 

Neighbouring occupiers:  16 neighbouring occupiers notified.  9 
responses received raising the following 
objections: 
• There is already a parking problem on 

Chapel Street which is on a hill and a 
bend.  Further development will 
exacerbate this problem and make it 
difficult for existing residents to reverse 
from their drive; 

• Refuse and recycling bins are put at the 
existing vehicular entrance which causes 
further visibility restrictions; 

• Previous deliveries to the site relating to 
building work previously blocked the 
road for time.  how will this be managed; 
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• The impact of additional vehicles on the 
private access may damage utilities; 

• The applicant does not appear to have 
approached the neighbouring occupiers 
prior to the application submission as 
has been quoted in the application form; 
and 

• The existing track is potentially for 
access only and not for new 
development. 

 
A 19 signatory petition has been received 
objecting to the application. 
 
One representation is submitted supporting 
the proposal as there is a need for new 
housing in the locality and this will bring new 
people to the area. 

 
SPECIAL CONSIDERATIONS 
 
Policy:   The site is located within a defined settlement limit.  I am satisfied 
that the principle of the development would be acceptable in this location.  
Consideration of the specific site constraints and compliance with the council’s 
general development principles in policy GDP1 is required. 
 
Design:  The site is constrained in terms of its shape and its relationship with 
the neighbouring dwelling to the south (Lilac Cottage).  Whilst the application 
is in outline, I consider that development could be limited only to one single 
dwelling and access could only be made from the unmade track to the rear. 
 
Whilst I am satisfied that the overall planning application site area could 
accommodate a single dwelling with amenity space and parking provision I 
have concerns that its shape and orientation with the neighbouring dwelling 
would represent a poor form of development – resulting in an overly close 
relationship with Lilac Cottage and its own private amenity space.  Lilac 
Cottage     
 
I do not consider that the design of the dwelling or the placement of window 
openings in any particular elevation could overcome this concern.  To allow 
the development would result in an oppressive structure when viewed from 
the curtilage of the neighbouring dwelling. 
 
Highways: Approval of the means of access to the site is a reserved matter.  
However the council needs to be satisfied at this stage that some form of 
access will be achievable.  The submitted indicative plan does indicate the 
applicants intention to utilise the private access track which runs to the south 
of the site.  Highways have raised objection to this because visibility is limited 
to 15m to both directions, well below the required 43m in accordance with  
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Manual for Streets.  There is no possibility of improving the site access to the 
satisfaction of the highway authority.  I would not wish to support a scheme 
that results in the increase traffic movements from this substandard access 
point as it would not comply with policy GDP1 of the UDP. 
 
I do not consider that any form of safe access could be made from the site 
frontage (north east boundary).  This is because of the curvature of the road 
and the relationship with the neighbouring boundary treatments.  I do not 
consider that a safe visibility splay could be achieved from this position. 
 
Other matters:  Private land ownership and rights of access are not planning 
matters.  Granting planning permission would not result any private rights 
being overruled.   
 
It would be unreasonable to refuse to grant planning permission on the basis 
that delivery vehicles may park on the site adjoining highway.  This would be a 
short term event and would be the subject of normal highway laws with regard 
to obstruction. 
 
Conclusion:  I do not consider that the development of this site for residential 
purposes would be appropriate.  It would result in a substandard level of 
amenity for neighbouring and future occupiers.  The increase in vehicular 
movements at the substandard access would result in danger to highways 
users.  I therefore recommend accordingly.  
 
 
RECOMMENDATION:  That permission be REFUSED 
 
 
REASON(S) 
 
1. Approval of this application would lead to the inappropriate creation of 
a new dwelling on a site of an inappropriate scale and form and would lead to 
an overbearing impact upon the neighbouring occupiers.  The proposal is 
therefore contrary to policies PS2 and GDP1 of the Wrexham Unitary 
Development Plan and Local Planning Guidance Note 21 - Space Around 
Dwellings. 
2. The development will result in the increase in traffic movements from a 
site that cannot demonstrate adequate visibility onto the adjoining highway 
network.  No safe access can be provided and to allow the proposal would be 
detrimental highway safety and would not accord with policy GDP1 of the 
Wrexham Unitary Development Plan. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0738 
 
 
COMMUNITY: 
Gwersyllt 
 
 
WARD: 
Gwersyllt East & South 

LOCATION: 
CRICKET GROUND PARK WALL 
ROAD BRADLEY WREXHAM  
LL11 4DA  
 
DESCRIPTION: 
SITING OF SHIPPING CONTAINER 
FOR STORAGE OF FOOTBALL 
EQUIPMENT TO BE USED BY LLAY 
UNITED YOUTH FOOTBALL CLUB 
WHILE USING PITCHES TOGETHER 
WITH POSSIBLE FUTURE FENCING 
OFF OF THE CONTAINER WITH 
GREEN V MESH FENCE TO 
PROVIDE ADDITONAL SECURITY 
ETC 
 
APPLICANT(S) NAME: 
MR DAVID ADAMS  
LLAY UNITED YOUTH FOOTBALL 
CLUB 
 

DATE RECEIVED:  
30/08/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
LLAY UNITED YOUTH 
FOOTBALL CLUB 
MR DAVID ADAMS 
 

______________________________________________________________ 
P/ 
Background: Members will recall that consideration of this proposed 
development was deferred from the November 2018 Planning Committee 
meeting in order for the applicant to negotiate with the occupiers of the 
neighbouring bowling club.  This was to seek the relocation of the container 
away from the boundary of the bowling green. 
 
The applicant has been made aware of the concerns raised by the 
neighbouring occupiers and the Planning Committee’s resolution.  However, 
the applicant does not wish to alter the proposed location of the container and 
wishes the application to be determined on the basis that it was originally 
presented. 
 
Officer observations:  In making the applicant aware of the Planning 
Committee’s desire for them to negotiate with the neighbouring occupiers, 
Officer’s did confirm that there are no statutory requirements in planning terms 
for the applicant to do this.  The applicant has the right for the application to 
be determined on the basis that it is presented.  I am also aware that the 
request made from the neighbouring bowling club to relocate the container 
away from their boundary would result in the structure being located outside 
the red line indicated in the planning application.  An amended location 
outside this red line would not be possible and would require a fresh planning 
application and further fee.  It was on this basis that the applicant did not wish 
to seek to amend the location of the proposed structure. 
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I have also liaised with the council’s Parks, Countryside & Rights of Way 
Manager who maintains that the proposed location of the container before 
Members now would be better than relocating it away from the enclosed 
fenced parcel of land.  If it were moved away, it would become more 
vulnerable and create possible access to the existing neighbouring buildings.  
Additional fencing around the structure would be required which would appear 
visually oppressive. 
 
I remain of the opinion that the proposed location of the structure would result 
in a better situation from a visual amenity perspective.  The structure would be 
enclosed by the existing boundary fencing and the erection of similar fencing 
across its front elevation (as required by the proposed condition) would 
effectively render access to the container extremely difficult – effectively no 
more possible than accessing the bowling club confines now.  I see no valid 
reason to insist on amending the position of the proposed container or 
seeking to refuse the application on the grounds of visual impact or security 
reasons.   
 
My original report is appended below for reference along with my 
recommendation. 
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THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the positioning of a shipping container for 
the purposes of storage.   
 
HISTORY 
 
None relevant. 
 
PLANNING POLICY 
 
The site is located within a defined settlement limit.  Policies PS2 and GDP1 
are relevant. 
 
CONSULTATIONS 
 
Community Council: No objection.  
Local Members: Cllr T. Mannering – fully supports the 

application. 
 Cllr D. Griffiths – cannot support the 

application for the following reasons: 

Location of shipping container 
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• It is not sympathetic and totally out of 
character with the present visual aspect 
of the locality; 

• Concerns have been raised by the 
neighbouring Bowling Club because of 
the proximity of the proposed container 
and the implications of security and anti-
social behaviour which has been 
experienced in the past; and  

• Can the container be relocated away 
from the boundary fence with the 
bowling green and moved over to the 
other side of the path. 

Site notice:    Expired 25.09.2018 
Public Protection: No comments 
Highways: No recommendations.  
Neighbouring occupiers:  3 neighbouring occupiers notified.  23 

representations received and one petition 
containing 87 signatories raising the 
following objections: 
• The siting of the container will impact 

upon the security of the bowling club; 
• The bowling club have spent extensive 

funds upgrading their security facilities 
owing to previous antisocial behaviour; 

• Youths will climb onto the container and 
verbally abuse members of the bowling 
club as well as associations which use 
the site including blind persons and 
those with special needs; 

• There are other locations more suitable 
for the container; and 

• There has recently been an increase in 
vehicles parking dangerously in the local 
area. 

 
SPECIAL CONSIDERATIONS 
 
Design:  The site of the proposed container forms part of a recreation 
complex featuring facilities including a bowling green, cricket field, play area 
and skate boarding ramps.  There are buildings which are used by the 
associated sports clubs.  The container is proposed is an area which is 
located adjacent to a building and the security fence of the bowling green.  A 
pathway which links Delamere Avenue and the sports complex car park would 
front the position of the container.  
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The nature of the proposed structure would be a typical ex-shipping container.  
The applicant has indicated that security fencing would be erected to the 
frontage of the container.  The council have previously accepted the principle 
of siting containers on this complex for equipment storage.  A similar container 
was approved and sited to the front of the building immediately to the south of 
the application site. 
 
I do not consider that the visual amenity of this complex would be harmed.  
The container would assimilate well against the utilitarian appearance of the 
neighbouring building, it is located some distance from the nearby highway 
and be surrounded by similar security fencing. 
 
Security:  Significant concern has been raised by the members of the 
neighbouring bowling club regarding the security implications of having a 
shipping container located in such close proximity.  Whilst I sympathise with 
the concerns raised and the nature of previous anti-social behaviour, I do not 
consider that allowing the container to be sited will necessarily have a 
detrimental impact upon the operation of the club or encourage such 
behaviour.  The applicant has proposed to erect security fencing around the 
container as a future option.  I am satisfied that this would restrict 
unauthorised access into and onto the container.  Any such enclosure would 
be presented with the same boundary treatment as the existing bowling club 
boundary.  Any approval would require this fence to be installed prior to the 
first use of the container. 
 
I am not of the opinion that the container should be relocated on to another 
part of the site.  The area as proposed represents a logical positioning and is 
where the applicant has asked the building to be considered.  A more remote 
position from any boundary or buildings would make the structure appear 
more incongruous.  
 
Conclusion:  I am satisfied that the proposed container can be located safely 
without causing detriment to the visual amenity of the area or significant 
security issues for the neighbouring occupiers.  I recommend accordingly 
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The use as permitted shall cease and be abandoned before 31 
December 2023.  All plant, equipment machinery and/or materials forming 
part of or connected with that use shall be removed not later than one month 
after that date. 
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3. Within one month of the first use of the container hereby approved, all 
external surfaces shall be finished in a dark green colour or any other colour 
as may be agreed in writing by the Local Planning Authority. 
4. Prior to the first use of the development hereby approved, a means of 
enclosure shall be erected between the points marked A and B on the 
approved plan in accordance with details which have been submitted to and 
approved in writing by the local planning authority.  The fence shall be 
retained for the duration of the use of the siting of the container. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. The building is of a non-standard construction and it is considered 
important to retain control over its condition in the interests of the visual 
amenities of the area. 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. In the interests of security and for the prevention of antisocial 
behaviour. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0773 
 
 
COMMUNITY: 
Rhosddu 
 
 
WARD: 
Grosvenor 

LOCATION: 
33 PARK STREET WREXHAM LL11 
2NN  
 
DESCRIPTION: 
CHANGE OF USE FROM 
RESIDENTIAL TO HOUSE IN 
MULTIPLE OCCUPATION (HMO) 5 
NO. BEDROOMS MAXIMUM OF 8 
NO. OCCUPANTS IN TOTAL 
 
APPLICANT(S) NAME: 
MR ANDREW SHIELD  
 

DATE RECEIVED:  
11/09/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MR ANDREW SHIELD 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought to change the use of the existing dwelling from 
a C3 use to a House in Multiple Occupation (HMO) to house up to 8 
individuals (sui generis use). 
 
 

SITE 
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HISTORY 
 
None. 
 
PLANNING POLICY 
 
The site is located within the Wrexham Town settlement limit.  Policies PS2, 
GDP1, H4 and T8 are relevant.  Guidance is also contained in Local Planning 
Guidance Notes 5 – Houses in Multiple Occupation and 16 – Parking 
Standards. 
 
CONSULTATIONS 
 
Community Council: Consulted 12.09.2018 
Local Member: Notified 12.09.2018   
Site notice:    Expired 09.10.2018 
Public Protection: The applicant should ensure that an 

application is made for a HMO licence in 
accordance with relevant housing 
legislation. 

Highways: Objects.  The proposed development does 
not make adequate provision for the parking 
of vehicles clear of the carriageway. 

Neighbouring occupiers:  9 neighbouring occupiers notified.  6  
responses received raising the following 
objections: 
• There is parking congestion along Park 

Street which has become significantly 
worse of late and it is becoming harder 
for existing residents to park; 

• Park Street is a narrow back street; 
• How are 8 people expected to share the 

facilities of a single dwelling house?  
One bathroom and one kitchen etc; 

• Cramming so many people into a house 
is less humane than creating two flats for 
example; 

• The applicant’s statement that the offer 
of assistance to existing neighbours 
should trouble arise from the occupants 
infers that the potential residents should 
not be crammed into small terraced 
house in a residential street – there are 
already difficulties from the HMO flats 
across the road; 

• The existing old drains are unlikely to be 
able to cater for the additional occupants 
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of the dwelling and there is evidence that 
the drains for the application site are 
deteriorating; 

• The siting of another HMO will devalue 
the surrounding properties; 

• The future occupiers of the HMO could 
be substance abusers – Park Street 
should not become a meeting place for 
other substance abusers; 

• In recent months the street has been 
plagued by unsociable behaviour making 
it hard to sleep; 

• There is possible new legislation that will 
require each HMO unit to have a bin and 
recycling bin – this would cause chaos; 
and 

• Rhosddu already exceeds it maximum 
amount of permissible HMOs by several 
percent.  

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

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

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

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

 
Dealing with each of the above in turn: 
 
a) Extent of extensions/alterations 
 
No extensions are proposed.   
 
b) Compliance with policy GDP1 
 
I will deal with issues of amenity and parking separately; 
 
c) Private open space 
 
Houses in Multiple Occupation should have a large enough private outdoor 
area to provide external drying areas, cycle parking, bin storage and to 
provide for the amenity of the occupiers the property. The facilities should be  
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secure and made available for use by all residents.  The building benefits from 
a yard area which can accommodate those requirements.  I am satisfied that 
the proposal accords with this element of the policy.  
 
d) Concentration of HMO properties 
 
LPGN 5 advises that the Council will seek to ensure that proposals for new 
HMOs do not result in the number of HMOs exceeding 10% within a 50m 
radius of the boundaries of the application site.  It goes on to advise that 
where the concentrations do exceed this, planning permission will not 
normally be granted unless there are relevant material planning 
considerations to justify doing so. 
 
There are two other HMO properties located within a 50m radius of the 
application site.  Were this planning application approved it would result in a 
HMO concentration of 3%, well below the 10% threshold quoted in LPG5.  I 
am satisfied therefore that this proposal would not result in an 
overconcentration of HMOs in the immediate locality. 
 

 
Figure 1 – Registered HMOs with 50m of application site 

 
 
Parking: LPGN 16 advises that the maximum parking spaces required for a 
HMO with 5 bedrooms is 4 spaces.  The existing plans for the property 
indicate that there are already 5 bedrooms within the property which would 
require am maximum of 4 spaces in its current C3 dwelling house guise.    
 

- Arrows indicate 50m radius. 
- Plotted ‘dots’ indicate licensed 
HMOs 
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Whilst there is a neutral impact in terms of maximum parking provision I do 
acknowledge the concerns of local residents regarding the character of Park  
 
Street.  It is a narrow one way street where vehicles are parked on its northern 
side.  Due to its restricted width vehicles effectively drive along the allocated 
footway which has been laid at grade to allow for this to occur.  Given the 
width of the road and the relationship with this footway vehicles do generally 
travel along its length with an air of caution. 
 
I am also mindful that the existing layout plan of the dwelling indicates a 
ground floor bedroom.  Whilst uncommon to lay a dwelling out in this manner, 
it is not impossible.  Therefore I have no evidence before me or any other 
reason to believe that the plans presented are not a true and accurate 
reflection of the current situation.   
 
Finally, I also acknowledge that the character of occupation of a HMO is 
different to that of a family dwelling.  Individual occupiers will live a wholly 
independent lifestyle and will not operate on a family basis with typical family 
trips.  Nevertheless there could be an instance where a family dwelling, with 
no off street parking provision could generate an occupation with 4 vehicles.  
In this regard, there has to be an acknowledgement of the adopted LPG16 
requirements and in this instance this neutral parking impact must be 
recognised.  The site is also in a highly sustainable location within easy reach 
of all public transport options and in an area where reliance upon the motor 
car should not be encouraged.  In this regard I am minded to consider the 
parking impact acceptable and the development would accord with policy 
GDP1, H4 and T8 of the UDP. 
 
Licensing:  In addition to requiring planning permission, most HMOs will 
also need a separate licence from Public Protection. Licensed HMOs are 
subject to conditions that require landlords to take all reasonable steps for 
the satisfactory management and maintenance of good physical standards 
of HMOs.  These include mandatory conditions requiring certificated 
inspections for gas, electrical and fire safety, as well as specifying 
maximum occupancy numbers. There are also conditions requiring the 
licence holder to prevent anti-social behaviour. Breaching licence 
conditions can ultimately result in landlords being prosecuted and their 
licence being revoked.  

Licensing requirements are entirely separate to the requirement for planning 
permission and it is made explicitly clear in national planning policy that the 
planning system must not duplicate the controls of other regulations in making 
decisions on planning applications.   
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The housing team have confirmed that there is no objection to this change of 
use provided an application is made for a HMO Licence prior to occupation of 
the dwelling as a HMO.  The applicant will be reminded of this requirement by 
advisory note attached to the planning permission should it be granted. 
 
Other matters:  The occupation of a HMO is not restricted to any particular 
individual.  There are no planning or housing regulatory reasons why a HMO 
proposal should be refused on the grounds of any particular type of person 
occupying the property.  In reality, this issue has already been considered by 
the assessment of concentration of HMOs in the locality.  The transiency of 
occupiers would not result in any detriment to the social fabric of the area. 
 
Matters or property value cannot be considered through the planning process. 
 
The condition of the drainage associated with the dwelling is likely to be 
reflective of its age.  The increase in foul waste from the property is not likely 
to be significant given the use of existing facilities within the building are 
proposed and can only be used at one time.  I do not consider there to be 
planning reasons to resist the scheme on these grounds.  
 
Conclusion:  The development accords with UDP policies GDP1, H4 and T8 
and I recommend accordingly  
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered WD.01WD.02 and 
WD.03 and as contained within the application documentation. 
3. Prior to the first use of the development hereby approved, cycle 
storage racks and a bin storage compound shall be provided in accordance 
with the details as shown on approved drawing no. WD.02.  the facilities shall 
be retained in this condition for the lifetime of the development. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. In order to ensure that the visual amenity of the area is maintained and 
to promote sustainable forms of transport in the town centre. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0787 
 
 
COMMUNITY: 
Caia Park 
 
 
WARD: 
Whitegate 

LOCATION: 
24 DERBY ROAD WREXHAM LL13 
8EA  
 
DESCRIPTION: 
CHANGE OF USE TO HOUSE IN 
MULTIPLE OCCUPATION (HMO) 4 
NO. BEDROOMS WITH 7 NO. 
OCCUPANTS IN TOTAL 
 
APPLICANT(S) NAME: 
MR JENNIS KONADAN  
 

DATE RECEIVED:  
17/09/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MR JENNIS KONADAN 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the change of use of the existing dwelling 
(C3) to a House in Multiple Occupation (HMO) for up to 7 occupants (sui 
generis use) with the provision of additional off street parking. 
 
 

SITE 
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HISTORY 
 
None. 
 
PLANNING POLICY 
 
The site is located within the Wrexham Town settlement limit.  Policies PS2, 
GDP1 and T8 are relevant.  Guidance is also contained in Local Planning 
Guidance Notes 16 – Parking Standards and 20 – House Extensions. 
 
CONSULTATIONS 
 
Community Council: Concerns raised that the proposal may 

generate an increase in traffic and create 
parking difficulties on a busy route in the 
town. 

Local Member: Objects on the basis of the high volume of 
traffic including HGV vehicles and also 
parking issues.  

Site notice:    Expired 18.10.2018 
Public Protection: Advise construction nuisance informatives. 
Highways: No objection but recommends the widening 

of the access point to allow easier turning of 
vehicles within the site.  

Neighbouring occupiers:  12 neighbouring occupiers notified.  1 
response received raising the following 
objections: 
• The development is too close to the 

objector’s home and is unsure of the 
future occupants. 

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

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

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

Multiple Occupation to the detriment of crime levels, the social fabric of 
the area, and the amenity of existing residents. 
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Dealing with each of the above in turn: 
 
a) Extent of extensions/alterations 
 
No extensions are proposed.   
 
b) Compliance with policy GDP1 
 
I will deal with issues of amenity and parking separately; 
 
c) Private open space 
 
Houses in Multiple Occupation should have a large enough private outdoor 
area to provide external drying areas, cycle parking, bin storage and to 
provide for the amenity of the occupiers the property. The facilities should be 
secure and made available for use by all residents.  The building benefits from 
a generous amenity space as well as a detached garage for cycle space.  I 
am satisfied that the proposal accords with this element of the policy.  
 
d) Concentration of HMO properties 
 
LPGN 5 advises that the Council will seek to ensure that proposals for new 
HMOs do not result in the number of HMOs exceeding 10% within a 50m 
radius of the boundaries of the application site.  It goes on to advise that 
where the concentrations do exceed this, planning permission will not 
normally be granted unless there are relevant material planning 
considerations to justify doing so.   
 
The map below (at figure 1) marks the existing HMOs in the locality with a dot, 
and the 50m radius with at the extent of the arrow positions.   Members will 
see from the map that there are currently 4 HMOs within 50m of the 
application site rising to 5 were this planning application granted.  The overall 
concentration of HMOs as a result of this proposal would be 6%, well below 
that threshold quoted in LPG5.  The proposed change of use accords with 
LPG5 with regards over-concentration. 
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Figure 1 – Registered HMOs with 50m of application site 

 
Parking: LPGN 16 advises that the maximum parking required for the 
proposed use is 4 spaces which is one more space than the maximum 
requirements for the existing C3 use.   
 
Whilst parking for the existing dwelling meets with the standard, the existing 
driveway and garage parking is in tandem.  LPG5 advises that this approach 
is generally unacceptable as those living on HMO basis would not necessarily 
have the same relationship as those living as a family in a normal dwelling 
circumstance.  Ideally, parking spaces should be independently accessible.  
The applicant has amended the original scheme to provide 4 on-site parking 
spaces side by side with a limited turning area.   The parking provision 
accords with the maximum standards laid out in LPG16 and whilst highways 
accept this, a comment has been made that the proposed turning area 
remains somewhat restricted and the removal of part of the front boundary 
wall would assist in vehicles manoeuvring.  I consider that this is unnecessary 
as vehicles can turn within the site and there will be limited instances where 
vehicles will need to pass simultaneously.  
 
In this regard highways have not objected, but merely recommend 
improvements.  I am mindful that the provision of 4 parking spaces would 
meet the council’s maximum parking standards.  These standards are 
maximum provision and should not be viewed as a minimum.  The site is 
extremely sustainable being located some 1km from the town centre within 
which there is access to local shopping provision, various bus services and 
the railway station.  It is entirely possible the occupation of the HMO may not  
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result in the need for full parking provision in accordance with LPG16.  Town 
centre residential developments should be encouraged to be car free, 
promoting occupiers to utilise town centre facilities and public transport.  
Pushing for maximum provision in town centres is an unsustainable approach 
and effectively encourages prospective occupiers to bring a motor vehicle into 
town centres, exacerbating congestion.  There are no reasons to resist this 
proposal on the grounds of highway safety. 
 
Other matters:  The occupation of a HMO is not restricted to any particular 
individual.  There are no planning or housing regulatory reasons why a HMO 
proposal should be refused on the grounds of any particular type of person 
occupying the property.  In reality, this issue has already been considered by 
the assessment of concentration of HMOs in the locality.  The transiency of 
occupiers would not result in any detriment to the social fabric of the area.   
 
Conclusion:  The development accords with UDP policies GDP1, H4 and T8 
and I recommend accordingly.   
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) dated 17 September 2018 and as 
contained within the application documentation. 
3. The vehicular parking and turning areas as shown on approved 
drawing dated 13.12.2018 shall be fully laid out, surfaced and drained prior to 
first use of the development.  These areas shall thereafter be permanently 
retained and kept free of any obstruction, and made available solely for the 
parking and turning of motor vehicles at all times. 
 
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 the interests of highway safety. 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0804 
 
 
COMMUNITY: 
Offa 
 
 
WARD: 
Erddig 

LOCATION: 
12 HOWARDS FIELD  WREXHAM  
LL13 7ER  
 
DESCRIPTION: 
ERECTION OF GAZEBO IN GARDEN 
TO REAR OF PROPERTY (IN 
RETROSPECT) 
 
APPLICANT(S) NAME: 
DEBORAH NOAH  
 

DATE RECEIVED:  
20/09/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
DEBORAH NOAH 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought in retrospect for the erection of a timber 
covered garden structure to the rear and side of the dwelling.  The structure 
consists of close boarded elevations with a pitched roof made up of tiles with 
a traditional slate appearance.  
 
 

SITE 
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HISTORY 
 
P/2003/1168  Outline application for residential development.   

Granted 20.07.2004. 
P/2005/0495 Residential development and associated works for 19 

dwellings and construction of new vehicular and 
pedestrian access (reserved matters).   
Granted 16.12.2005. 

 
PLANNING POLICY 
 
The site is located in the Wrexham Town settlement limit.  Policies PS2, 
GDP1 and T8 are relevant.  Guidance is also contained in Local Planning 
Guidance Notes 16 – Parking Standards and 20 – House Extensions. 
 
CONSULTATIONS 
 
Community Council: No comments. 
Local Member: Notified 25.09.2018 
Site notice:    Expired 19.10.2018 
Neighbouring occupiers:  3 neighbouring occupiers notified.  1 

response received raising the following 
objections: 
• A dog grooming business has previously 

operated from the dwelling and there is 
concern that this will continue in this 
structure;  

• Granting planning permission will set a 
precedent across the borough for further 
retrospective development; and 

• The building is not within keeping with 
the neighbourhood and is unsightly. 

 
SPECIAL CONSIDERATIONS 
 
Design:  The application site is made up of a detached three storey dwelling 
with a town house character.  It sits in a relatively modern residential 
development.  Access to the site is made by a shared driveway which runs to 
the side of the dwelling between the neighbouring site with the parking and 
garaging to the rear. 
 
The proposed structure is attached to the dwelling and projects out from its 
rear elevation.  There is a slight step out from the side elevation but does not 
actually sit on the side elevation.  A photograph of the structure from the side 
elevation is shown below. 
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View from within the site (left) and from the highway (right) 

 
Whilst unconventional as a structure, I do not consider that it is inappropriate 
in this context.  The side of the structure is visible from the highway frontage 
as passers-by would glimpse along the shared driveway.  It takes the 
appearance of a close boarded boundary fence with an extension to the 
dwelling in close proximity.  In this regard I do not consider that the structure 
appears overly incongruous or detrimental to the wider streetscene. 
 
Amenity:  There is no habitable accommodation provided within the structure.  
From within the site it appears as a covered pergola.  I am satisfied that there 
are no issues of privacy loss.  The position of the structure is satisfactory in 
that it is not too close to the neighbouring properties where it would appear 
overly dominant or would significantly reduce levels of natural daylight.     
 
Other matters:  The retrospective nature of the planning application does not 
prejudice the consideration of the scheme.  Legislation allows for the 
submission of planning applications retrospectively and consideration is given 
in the same manner as if the works had not been carried out. 
 
The use of the site for dog grooming purposes is not for consideration in this 
instance.  If such an activity is deemed to represent a material change of use 
this would be considered on its own merits.  I have no evidence before me to 
suggest that the proposed structure is specifically designed and implemented 
for any other use than being associated with the enjoyment of the existing 
dwelling. 
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Conclusion:  I am satisfied that the proposed structure is acceptable in terms 
of its design and position.  I recommend accordingly. 
 
RECOMMENDATION:  That permission be GRANTED 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0826 
 
 
COMMUNITY: 
Gresford 
 
 
WARD: 
Gresford East & West 

LOCATION: 
9 HOLLYFIELD GRESFORD 
WREXHAM  
LL12 8HD  
 
DESCRIPTION: 
SINGLE-STOREY REAR EXTENSION 
TO BUNGALOW AND FRONT 
EXTENSION TO GARAGE 
 
APPLICANT(S) NAME: 
MR PAUL FORRET  
 

DATE RECEIVED:  
27/09/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
HDS ARCHITECTURAL 
SERVICES 
MR CARL HUGHES 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the erection of a small single storey 
extension to the rear and side of the dwelling.  The extension would house a 
utility and WC.  A small extension to the garage is also proposed to the front 
of the garage to increase its length. 
 
 
 

SITE 
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HISTORY 
 
None. 
 
PLANNING POLICY 
 
The site is located within the Gresford settlement limit.  Policies PS2, GDP1 
and T8 are relevant.  Guidance is also contained in Local Planning Guidance 
Notes 16 – Parking Standards and 20 – House Extensions. 
 
CONSULTATIONS 
 
Community Council: No objections. 
Local Member: Notified 29.09.2018   
Site notice:    Expired 25.10.2018 
Neighbouring occupiers:  5 neighbouring occupiers notified.  1 

response received raising the following 
objections: 
• It would appear that the previous 

extension was built over a drain.  
Concern is raised that the building over 
the drain will result in further blockages 
occurring. 

 
SPECIAL CONSIDERATIONS 
 
Amenity and design:  The proposed extension to the dwelling is relatively 
small in comparison to the existing dwelling.  It is located to the rear of the 
dwelling and would be of a flat roof design.  Whilst it is located in close 
proximity to the property boundary I am satisfied that there is sufficient 
distance between the footprint of the neighbouring dwelling as not to result in 
an overbearing presence or loss of natural daylight.  The windows proposed 
are of a high level nature and will not result in any overlooking. 
 
The proposed extension to the front of the garage is again negligible in its 
impact.  It is located adjacent to the boundary where the neighbour has an 
existing garage.  Any view of addition mass from the neighbouring property 
will be slight and I do not consider there will be a detrimental impact upon the 
amenity enjoyed at this property. 
 
Drainage:  The matter of drainage and future access to it is not something 
that can be considered through the planning process.  Private drainage is a 
matter for the parties involved.  Any drainage which is the responsibility of 
Welsh Water will require appropriate ‘building over’ agreements which are 
considered through the Building Regulations application process. 
 
Conclusion:  I am satisfied that the proposed extensions will be visually 
acceptable and will not have an adverse impact upon the neighbouring 
occupiers.  I recommend accordingly. 
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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 only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered SS/PD/02, SS/PD/04 
and SS/PD/05 and as contained within the application documentation. 
3. No facing materials shall be used other than materials matching those 
used on the existing building. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
 
NOTE(S) TO APPLICANT 
 
All works relating to this development which are audible beyond the site 
boundary should be carried out only between 7.30 and 18.00 hrs Monday to 
Friday, and 08.00 to 14.00 hrs on a Saturday, and at no time on a Sunday or a 
Bank Holiday. Outside these times, any works which are audible beyond the 
site boundary have the potential to cause unreasonable disturbance to 
neighbouring premises.  
 
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.   
 
The applicant should adhere to the times given above wherever possible. For 
further information and advice regarding construction noise please contact the 
Council's Housing and Public Protection Department on 01978 315300. 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 
0345 762 6848.  Further information is also available on the Coal Authority 
website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0850 
 
 
COMMUNITY: 
Caia Park 
 
 
WARD: 
Smithfield 

LOCATION: 
5 BURY STREET  WREXHAM  
LL13 8NS  
 
DESCRIPTION: 
GROUND AND FIRST FLOOR REAR 
EXTENSION 
 
APPLICANT(S) NAME: 
MISS PARVINA BEGUM  
 

DATE RECEIVED:  
05/10/2018 
 
 
CASE OFFICER:  
PF 
 
 
AGENT NAME: 
MISS PARVINA BEGUM 
 

______________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
Planning permission is sought for the erection of a two storey rear extension 
to provide an additional bedroom at first floor and enlarged living 
accommodation at ground floor. 
 
HISTORY 
 
None. 
 
 

SITE 
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PLANNING POLICY 
 
The site is located within the Wrexham Town settlement limit.  Policies PS2, 
GDP1 and T8 are relevant.  Guidance is also contained in Local Planning 
Guidance Notes 16 – Parking Standards and 20 – House Extensions. 
 
CONSULTATIONS 
 
Community Council: No objection. 
Local Member: Response received confirming that no 

residents have made contact.   
Site notice:    Expired 01.11.2018 
Neighbouring occupiers:  7 neighbouring occupiers notified.  1 

response received raising the following 
objections: 
• The proposal will result in the loss of 

privacy and loss of natural light to the 
garden area of the neighbouring dwelling 
which is considerably lower than the 
application site. 

 
SPECIAL CONSIDERATIONS 
 
Design:  The proposed extension would consist of the continuation of an 
existing two storey outrigger matching its roof shape and use of materials.  At 
ground floor a single storey extension with a sloping roof to the southern 
boundary would infill an existing space.  A further small single storey 
extension is proposed on the facing eastern elevation of the proposed 
extension.  I am satisfied that the overall form and use of materials would be 
consistent with the character of the dwelling and would not appear as an 
incongruous addition to the dwelling.      
 
Amenity:  The overall mass of the extension would project a further 1.9 
metres out from the existing outrigger with an additional 2 metres at ground 
floor level creating a stepped appearance.  There are no windows proposed 
on the north or south elevations therefore I am satisfied that there would be no 
loss of privacy to those immediate adjoining occupiers.  There is a bedroom 
window proposed on the eastern elevation facing the rear elevation of 
properties on Albert Street.  These neighbouring properties are at a lower 
level, in the region of 1 metre. 
 
LPG 20 would require a maximum of 22 metres separation distance between 
habitable room windows.  For every one metre change in land level the 
maximum standard should be increased by 2 metres (24 metres in this 
instance).  The proposed extension would result in a separation distance of 22 
metres, 2 metres below the maximum requirement.  However, in this instance 
I am satisfied that the shortfall would not be detrimental to the neighbouring 
occupiers.  The residential layout in this area is such that there is already an  
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element of overlooking from dwellings to the north.  The shortfall of two 
metres is a negligible amount in comparison and does not justify a refusal on 
the grounds of loss of privacy. 
 
The proposed extension will result in the continuation of the high boundary 
wall with the neighbouring dwelling to north because of the existing roof 
shape.  I am satisfied that the neighbouring occupiers on this side of the 
extension already experience the impact of the mass of the existing outrigger 
when looking out from the rear of the property – the same applies to the 
occupiers to south on the opposite side of the outrigger.  The main issue to 
consider is whether the additional massing of two metres on the extension will 
be detrimental to the neighbouring occupiers. 
 
The proposed extension would fail the adopted BRE 45 degree test in both 
directions.  However, the character of the existing relationship is typical of the 
rear of terraced properties where there are existing outriggers creating 
pockets of overlap and overshadowing.  In both instances north and south, the 
existing situation already fails the BRE test.  However to the south, the 
orientation of the dwellings are such that as the sun tracks around from dawn 
until dusk, this neighbouring property’s ground floor window will benefit from 
good levels of sunlight whereby the additional mass of the extension is 
unlikely to result in a detrimental loss of daylight.  To the north, the ground 
floor of the neighbouring property projects out further to the point of the 
existing outrigger on the application site.  The additional 2 metres proposed is 
unlikely to be viewed as oppressive.  With regards the impact on the upper 
floor windows, the habitable window is towards the opposite party wall and 
again, I do not consider that the additional massing will be detrimental to 
those occupiers. 
 
Conclusion:  I am satisfied that the proposed extension will not have a 
significantly detrimental impact upon the neighbouring occupiers by way of 
loss of privacy or natural daylight.  The addition of one single bedroom is 
unlikely to generate additional parking demands in this sustainable town 
centre location.  As such, I recommend as follows.   
 
 
RECOMMENDATION:  That permission be GRANTED 
 
CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered 2018/12/02 and as 
contained within the application documentation. 
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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 
 
NOTE(S) TO APPLICANT 
 
All works relating to this development which are audible beyond the site 
boundary should be carried out only between 7.30 and 18.00 hrs Monday to 
Friday, and 08.00 to 14.00 hrs on a Saturday, and at no time on a Sunday or a 
Bank Holiday. Outside these times, any works which are audible beyond the 
site boundary have the potential to cause unreasonable disturbance to 
neighbouring premises.  
 
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.   
 
The applicant should adhere to the times given above wherever possible. For 
further information and advice regarding construction noise please contact the 
Council's Housing and Public Protection Department on 01978 315300. 
 
The development lies within a coal mining area which may contain unrecorded 
coal mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to the Coal Authority on 
0345 762 6848.  Further information is also available on the Coal Authority 
website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0925 
 
 
COMMUNITY: 
Penycae 
 
 
WARD: 
Penycae 

LOCATION: 
50 STRYT ISSA PEN Y CAE 
WREXHAM  
LL14 2PN  
 
DESCRIPTION: 
ERECTION OF 2 NO. SEMI-
DETACHED TWO BEDROOM 
DWELLINGS AND FORMATION OF 
NEW ACCESSES TO HIGHWAY 
 
APPLICANT(S) NAME: 
MR S JONES  
CRAVUNE BUSINESS SERVICES 
LIMITED 
 

DATE RECEIVED:  
31/10/2018 
 
 
CASE OFFICER:  
MR 
 
 
AGENT NAME: 
GRIFFIN DESIGN 
MICHAEL MEEHAN 
 

______________________________________________________________ 
 
PTHE  
SITE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PROPOSAL 
 
The application seeks full planning permission for the construction of a pair of 
semi-detached dwellings. 
 
 
 
 

Application Site 
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HISTORY 
 
P/2018/0121 Erection of two dwellings and formation of new access to 

highway. Refused 04/06/2018.  
 
DEVELOPMENT PLAN 
 
Within Penycae Settlement Limit.  UDP policies GDP1, H2 and T8 apply. 
LPG 16 – Parking Standards, LPG 21 – Space Around Dwellings. 
 
CONSULTATIONS 
 
Community Council: No reply received.    
Local Member:  Notified 05.11.2018. 
NRW:  Condition recommended to secure Japanese 

knotweed mitigation.    
Welsh Water: No objection.  Condition recommended to ensure 

no surface/land water connected to the local 
drainage network. 

Trees: No comments received to date.   
Highway Authority: No objection subject to conditions to secure 

required visibility splays, access surface, no gates 
across the vehicular point, provision of new 
footway and no surface water run-off onto the 
highway.  

Public Protection: No objection. 
Ecology: No objection subject to conditions to secure 

mitigation as set out in Ecology Report.      
Site Notice:   Expired 29.11.2018 
Neighbours: 1 no. representation received objecting to the 

proposal.  Concerns raised include highway safety 
issues, overdevelopment of the site.   

  
 
SPECIAL CONSIDERATIONS 
 
Principle:  The application site lies within Penycae Settlement Limit as 
identified on Policy Map INSET 6.   
 
The site forms part of the side garden to No 50 Stryt Issa.   
 
The principle of development is acceptable and would comply with UDP Policy 
H2, subject to adherence with other relevant planning policies and criteria.   
 
Design:  One of the reasons for refusal of the previous submitted scheme 
under P/2018/0121 was that the proposed development would represent over 
development of the site by virtue of its scale, layout and overall appearance.   
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This proposal has sought to amend this by reducing the width of the dwellings 
which has allowed an increase in private amenity space for the existing and 
proposed dwellings.  The site layout plans below show the previously refused 
scheme compared to the current proposal.    

Site plan for P/2018/0121 
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Proposed Site Plan 
 
The reduction in width of the dwellings as well as their siting further forward 
towards the pavement is considered would result in a less cramped and 
overdeveloped proposal than the previous and the development would sit 
more comfortably in relation to the plot size. 
 
In terms of design, the revised scheme is considered to be more visually 
appropriate given both dwellings are symmetrical and traditional in 
appearance with sills and heads, porches and pitched roofs.  The proposed 
front elevation plan is included below: 
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It is considered that the proposals have overcome the previous reason for 
refusal and would comply with UDP Policy GDP1. 
 
Residential Amenity:  Spacing standards to properties on the opposite side 
of the road are considered to be appropriate.   
 
The side elevation of unit 2 would measure approximately 7.3m away from the 
kitchen window serving the side elevation of No 50.  However the kitchen 
forms part of an open plan ground floor living area and is also served by a 
window on the front elevation of the property, which is south facing.   
 
Given the additional window present and its south facing orientation, the 
distance between unit 2 and the side elevation of the existing dwelling is 
considered to be acceptable and would not result in such adverse overbearing 
and overshadowing impacts to warrant refusal in this respect.  
 
The second reason for refusal was based on the resultant sub-standard 
amenity space in terms of size and usability for the existing dwelling at No 50.    
 
The previous scheme proposed approximately 52m² of private amenity space 
for the existing dwelling.  This proposed scheme would provide approximately 
60m².  Although not a significant increase, the additional 8m² would still be an 
improvement to the previous proposed and would now comfortably meet the 
provision required in the Council’s Local Planning Guidance Note 21.   
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Furthermore, the amount of amenity space is considered to be more usable 
than the previous, comprising a larger portion to the west of the dwelling.   
 
On this basis, the proposal is considered to be acceptable and would 
overcome the second reason for refusal set out on the previous decision 
notice.   
 
The amenity space provided for the 2 no. proposed dwellings is considered to 
be acceptable.  
 
The proposal would comply with UDP Policy GDP1. 
 
Access and Car Parking:  As part of the proposal, the applicant is proposing 
to complete the footway along the front of the site, which would link to the 
footway which runs west of the site, which is considered to be an 
improvement, promoting pedestrian accessibility.  
 
The conditions recommended to secure the required visibility splays, access 
surface, parking and manoeuvring and provision of the footway prior to first 
use of the development are considered reasonable.   
 
Drainage:  A condition to prevent surface and land water connecting to the 
local drainage network is considered reasonable to avoid overloading of the 
system, as per Welsh Waters comments.    
 
Trees:  A goat willow lies on Council owned land in close proximity to the 
boundary of the site and there may be an increased risk of disturbance to the 
wall if retained.   
 
The tree provides amenity value therefore any removal would only be 
considered acceptable providing mitigation planting is provided by the 
applicant, elsewhere on this piece of land.  A condition would be attached to 
any decision notice to secure this.   
 
Ecology: No objections are raised by Wrexham Ecology or NRW subject that 
conditions are attached to secure the recommendations set out within the 
submitted Ecology Report and Japanese knotweed mitigation.   
 
CONCLUSION 
 
The proposal is considered to have overcome the previous reasons for refusal 
identified under application P/2018/0121 and is accordingly recommended 
approval subject to conditions.  
 
RECOMMENDATION:  That the application is GRANTED.   
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CONDITION(S) 
 
1. The development hereby permitted shall be commenced before the 
expiry of five years from the date of this permission. 
2. The development shall only be carried out in strict accordance with the 
details shown on the approved drawing(s) numbered 1888-02, 1888-03, 1888-
04 and as contained within the application documentation. 
3. No part of the development shall commence until samples of all 
external facing and roofing materials have been submitted to and approved in 
writing by the Local Planning Authority. The development shall only be carried 
out in strict accordance with such details as are approved. 
4. The window in the side (East) elevation of Unit 2 as shown on Drawing 
No. 1888-04 shall be obscurely glazed and thereafter retained for the lifetime 
of the development. 
5. No part of the development shall commence until full details of a hard 
and soft landscaping scheme, along with a plan indicating positions, type, 
height and material of boundary treatments proposed, together with a time 
scale for implementation have been submitted to and approved in writing by 
the Local Planning Authority. 
6. The landscaping scheme submitted and approved in connection with 
condition no. 5 shall be fully implemented in all respects within the agreed 
timescale and in strict accordance with the approved scheme. 
7. Prior to commencement of development, details of all windows and 
doors shall be submitted to and approved in writing by the Local Planning 
Authority.  The details shall fully describe the proposed materials and 
decorative finishes.  The works shall be carried out in strict accordance with 
such details as are approved. 
8. Prior to first use of the development hereby approved the vehicular 
access shall provide visibility splays of  2.4 metres x 25 metres in both 
directions 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 nearside edge of the adjoining highway.  The splays 
shall thereafter be permanently retained clear of any such obstruction to 
visibility. 
9. The vehicular parking and turning areas as shown on approved 
drawing(s) No. 1888-02 shall be fully laid out, surfaced and drained prior to 
first use of the development.  These areas shall thereafter be permanently 
retained and kept free of any obstruction, and made available solely for the 
parking and turning of motor vehicles at all times. 
10. Prior to first use of the development a 2.0m wide footway shall be 
constructed along the entire site frontage in strict accordance with a scheme 
which has been submitted to and approved in writing by the Local Planning 
Authority. 
11. 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. 
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12. The recommendations set out in the approved development shall be 
carried out in accordance with the Ecological Appraisal dated 01/02/2018S 
13. Prior to commencement of development, a Biosecurity Risk 
Assessment shall be submitted to and approved in writing by the Local 
Planning Authority.  The Assessment shall include:- i)   Measures to control 
any INNS on site; 
ii)  Measures or actions to prevent INNS being introduced to the site for the 
duration of construction and operational phases of the scheme. 
14. 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. 
15. Prior to commencement of development, a full scheme for the 
replacement of the goat willlow tree located to the west of the site, shall be 
submitted to and approved in writing by the Local Planning Authority.  The 
occupation of the development shall not begin until those works have been 
completed in accordance with the Local Planning Authority's approval and 
have been certified in writing as complete by or on behalf of the by the Local 
Planning Authority. 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
3. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
4. In the interest of safeguarding privacy of existing and proposed 
occupiers. 
5. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
6. To ensure a satisfactory standard of appearance of the development in 
the interests of the visual amenities of the area. 
7. To ensure the works reflect the character and appearance of the 
building. 
8. To ensure that adequate visibility is provided at the proposed point of 
access to the highway. 
9. To provide for the parking and turning of vehicles clear of the highway 
and to ensure that reversing by vehicles into or from the highway is rendered 
unnecessary in the interest of traffic safety. 
10. In the interests of pedestrian safety. 
11. In the interests of highway safety. 
12. To protect named species / habitats / biodiversity which would 
otherwise be damaged / lost by the development hereby permitted. 
13. To control invasive species. 
14. 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. 
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15. To safeguard  tress in the locality in the interests of the visual amenity 
of the area. 
 
NOTE(S) TO APPLICANT 
 
This planning permission requires that development be carried out in 
accordance with the approved plans, including the construction of a footway 
intended for adoption by the Council under the Highways Act 1980.  It is 
essential therefore that the detailed proposals are submitted to the Highway 
Authority and confirmed as acceptable BEFORE development commences.  
Please contact the Highway Authority on telephone no. 01978 729690 for 
further guidance. 
 
All works relating to this development which are audible beyond the site 
boundary should be carried out only between 7.30 and 18.00 hrs Monday to 
Friday, and 08.00 to 14.00 hrs on a Saturday, and at no time on a Sunday or a 
Bank Holiday. Outside these times, any works which are audible beyond the 
site boundary have the potential to cause unreasonable disturbance to 
neighbouring premises.  
 
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.   
 
The applicant should adhere to the times given above wherever possible. For 
further information and advice regarding construction noise please contact the 
Council's Housing and Public Protection Department on 01978 315300. 
 
Burning of waste generated from construction activities is not considered to be 
an appropriate method of disposal and action may be taken as follows: 
 
-  Under the Environmental Protection Act 1990 anyone found   disposing of 
construction site waste by burning is likely to be in breach of their duty of care 
with regard to waste disposal; 
- Under the same Act an abatement notice may be served where smoke is 
judged to be causing a nuisance to neighbouring properties. Failure to comply 
with the requirements of the notice can result in prosecution;  
- Under the Clean Air Act 1993 it is an offence for a commercial activity to 
burn anything that gives rise to dark smoke. 
 
To prevent offences under the above named Acts there should be no bonfires 
on the site, to include the prohibition of the burning of cleared vegetation. The 
applicant should contact the Council's Environment and Planning Department 
on 01978 315300 for further advice and information. 
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The Applicant is advised that under the Environmental Protection Act 1990, 
dust from construction and/or demolition activities can be judged to be 
causing a statutory nuisance to neighbouring properties.  A legal notice can 
be served requiring that any 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. 
______________________________________________________________
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APPLICATION NO: 
P/2018 /0977 
 
 
COMMUNITY: 
Isycoed 
 
 
WARD: 
Holt 

LOCATION: 
LAND SOUTH OF RIDLEYWOOD 
LANE AND EAST OF BRYN LANE 
WREXHAM INDUSTIAL ESTATE 
WREXHAM  
LL13 9UT  
 
DESCRIPTION: 
CONSTRUCTION OF 2 NO. 
WILDLIFE PONDS 
 
APPLICANT(S) NAME: 
MR ALEX LOVEN  
 

DATE RECEIVED:  
16/11/2018 
 
 
CASE OFFICER:  
MP 
 
 
AGENT NAME: 
CBRE 
MR ROBIN JONES 
 

______________________________________________________________ 
P/2018/0977 
THE SITE 
 

 
 
PROPOSAL 
 
The formation of 2 wildlife ponds. 
 
 

Application site 

Land subject to permission 
P/2016/0327 
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HISTORY 
 
P/2016/0327 VARIATION TO CONDITION NOS. 2 AND 3 OF PLANNING 

APPEAL REF NO. APP/H6955/A/12/2188910 TO EXTEND THE 
TIME LIMITS FOR SUBMISSION OF RESERVED MATTERS 
APPLICATION AND FOR COMMENCEMENT OF 
DEVELOPMENT BY A FURTHER 3 AND 5 YEARS 
RESPECTIVELY.  Refused 6.6.2013.  Allowed on appeal 
5.4.2017 

 
DEVELOPMENT PLAN 
 
Outside the settlement limit for Wrexham Industrial Estate.  Policies E3, PS1, 
PS2, PS11,  GDP1, EC2, EC6, T8 and CLF6 apply.   
 
CONSULTATIONS 
 
Community Council:  Consulted 20.11.2018 
Local Member:  Notified 20.11.2018 
NRW:    No objection/ 
Senior Flood Officer: It would not appear that the construction of the 

ponds impacts on any watercourse – therefore 
there is no requirement for Ordinary watercourse 
consent. I have no further comments. 

Site Notice: Expired 14.12.18 
Neighbours: The owners/occupiers of 2 properties notified 

23.11.2018 
 2 objections received expressing the following 

concerns: 
- When cleaning works will be on-going; 
- Who will monitor the works; 
- Will pesticides be used; 
- Will dead wood be piled up year on year; 
- How the proposed approach agreed; 
- What historical data was used; 
- Definition of winter months; 
- Who will maintain; 
- Pond creation will be overnight – what about 

local residents; 
- Report states newt licence will not be required 

– this is not in line with Council practice; 
- Definition of suitable receptor site.  Does 

woodland mean this; 
- Timetable is very tight and is being rushed 
- flooding 
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SPECIAL CONSIDERATIONS 
 
Background: The site forms part of a larger plot of land that extends from the 
east of Bryn and south of Ridley Wood Lane and benefits from an outline 
planning permission granted on 5 April 2017 for a large warehouse with 
layout, access approved.   
 
Members will be aware that there is a presence of a large population Great 
Crested Newts (GCN) within the Wrexham Industrial Estate.  The footprint of 
the above mentioned development will occupy predominately arable and 
improved grassland that is low quality habitat for GCN.  However the 
development will also result in the loss of a GCN breeding pond.  To 
compensate for this loss, a mitigation scheme accompanied the outline 
application proposing two replacement ponds for GCN. 
 
The development of the site cannot commence until the remaining reserved 
matters (scale, appearance and landscaping) have been approved and a 
number of pre-commencement conditions discharged.  However to enable the 
development to take place as soon as this has occurred it is necessary for the 
applicants to construct the ponds during the 2018-2019 winter.  The works 
must take place in winter when the risk to them impacting upon GCN is at its 
lowest due to the fact GCN will be hibernating. 
 
The site layout plan is included below: 
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Visual Impact: The ponds will be located in a relatively flat landscape and at 
their deepest will be around 2 metres lower than existing ground levels.  At 
site level they will have the appearance of field ponds that are not uncommon 
features in the wider rural landscape.   They will also have minimal impact 
upon wider landscape. 
 
Flood risk: The ponds have been designed with a 400mm freeboard to allow 
for seasonal fluctuations in water levels.  The applicant’s agent has confirmed 
that this would provide 484 m³ of attenuation for the northern pond and 465 m³ 
for the southern ponds.  Both ponds have been designed so that should there 
be any breach of the banks, water would drain to adjacent field ditches.   
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The Senior Flood Officer has no comments regarding the application and in 
light of the design of the ponds and information provided, they do not pose a 
risk in respect of flooding of adjacent land or properties.  It is worth noting that 
the nearest dwelling is in excess of 100m away separated by agricultural land.   
 
Timing of the works: The objectors are concerned that the works to form the 
ponds will take place at night.  However I believe this concern arises from a 
misinterpretation of the details submitted.  The Ecological Mitigation Plan 
specifies that the works should take place during the winter when GCN will not 
be active on arable land due to being in hibernation.  This occurs when night 
time air temperatures consistently fall below 5°C.  The details submitted do not suggest 
works will take place during the night.   
 
Licensing Monitoring: The works as proposed do not need to be subject to a 
GCN licence because they do not propose to disturb GCN habitat.  A licence 
will however be required to implement the planning permission for the 
warehouse development.  This will include provisions for the long term 
management of habitat mitigation areas, including the proposed ponds.  The 
submission of and implementation of an Ecological Monitoring Plan is also 
required by Condition 20 of the outline planning permission.  
 
The formation of the ponds will be to be carried out in accordance with the 
details submitted by condition – the details include a Habitat Management 
Plan and Ecological Mitigation Plan in addition to site and section plans.  I 
would therefore anticipate that the works would be overseen by the applicant’s 
ecologist.    
 
Other Matters: The Habitat Management Plan confirms that weeds will be 
controlled by hand pulling therefore I have no reason to believe that pesticides 
will be used on site.  In any case this is a matter outside of the scope of 
planning control.   
 
The Habitat Management Plan also confirms that any dead wood arising from 
landscape management will be stacked in piles on site where it cannot be left 
in situ.  I do not consider tree or hedgerow maintenance will give rise to 
significant amounts of dead wood year on year however these activities do not 
require planning permission and could be carried out irrespective of whether 
the development takes place.  Given the distances to the nearest dwellings 
these activities will not impact upon residential amenity.     
 
CONCLUSION 
 
The proposed ponds will not adversely impact upon the appearance of the 
rural landscape.  I am also satisfied they will not result in adverse impacts at 
site level or beyond the site boundary and as such the proposed development 
accords 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: 
i.    Drawing no. D7215.001A 
ii.   Drawing no. D7215.002A 
iii.  The Environmental Partnership Habitat Management Plan reference 
7215.004 and dated October 2018 
iv.   The Environmental Partnership Ecological Mitigation Plan reference 
72.15.005 dated October 2018  
 
 
REASON(S) 
 
1. To comply with Section 91(3) of the Town and Country Planning Act, 
1990. 
2. To define the scope of the planning permission 
 
______________________________________________________________
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LISTED OF DELEGATED DECISIONS ISSUED  

 
COE P/2018/0350 
GRANTED 
03/12/2018 

LAND SOUTH OF 14, TABOR HILL, 
COEDPOETH, WREXHAM, LL11 3RU 
 

APPLICATION FOR APPROVAL OF 
DETAILS RESERVED BY CONDITION 
IMPOSED UNDER PLANNING 
PERMISSION P/2015/0467 
CONDITION 3 - SCHEME TO DEAL WITH 
POTENTIAL CONTAMINATION 
 

BRN P/2018/0464 
GRANTED 
03/12/2018 

LAND SOUTH OF NOOK COTTAGE, 
NOOK LANE, BRONINGTON, 
WREXHAM, SY13 3HT 
 

ERECTION OF AGRICULTURAL 
BUILDING (SHEEP HOUSING, HAY) 
 

BRY P/2018/0465 
GRANTED 
03/12/2018 

GARDEN COTTAGE, FURNACE 
ROAD, CEFN Y BEDD, WREXHAM, 
LL12 9TW 
 

TWO-STOREY SIDE EXTENSION AND 
SINGLE-STOREY REAR EXTENSION 
 

GRE P/2018/0528 
GRANTED 
18/12/2018 

ALLINGTON FARM, COX LANE, 
ROSSETT, WREXHAM, LL12 0BH 
 

EXTENSIONS INCLUDING EXTERNAL 
AND INTERNAL ALTERATIONS 
 

RUA P/2018/0555 
GRANTED 
19/12/2018 

RUABON BUSINESS PARK SITE, 
ADJACENT TO A483, RUABON, 
WREXHAM, LL14 6TE 
 

APPLICATION FOR APPROVAL OF 
DETAILS RESERVED BY CONDITIONS 
IMPOSED UNDER PLANNING 
PERMISSION P/2018/0053 
CONDITION 2 - PHASED DEVELOPMENT 
DETAILS  
CONDITION 7 - MATERIALS 
CONDITION 12 - DRAINAGE 
CONDITION 17 - ARBORICULTURAL 
METHOD STATEMENT 
CONDITION 18 - METHOD OF 
CONSTRUCTION STATEMENT 
CONDITION 20 - SCHEME TO DEAL 
WITH TRANSMISSION OF SOUND 
CONDITION 24 - ROUNDABOUT DETAILS 
CONDITION 25 - SPEED LIMIT 
AMENDMENTS / SIGNAL CONTROLLED 
CROSSING / FOOTWAY LINKS / 
SCHEME OF SIGNAGE 
CONDITION 26 - DETAILED LAYOUT, 
LIGHTING, DESIGN AND DRAINAGE 
CONDITION 28  - FURTHER DETAILS OF 
VEHICULAR PARKING AND TURNING 
FACILITIES 
CONDITION 31 - CONTAMINATION 
CONDITION 32 - VERIFICATION REPORT 
 

LGC P/2018/0602 
REFUSED 
03/12/2018 

PLAS NANTYR, PLAS NANTYR ROAD, 
NANTYR, GLYN CEIRIOG, 
WREXHAM, LL20 7DD 
 

CONVERSION OF STABLES TO 
DWELLING 
 

BRY P/2018/0622 
GRANTED 
26/11/2018 

CAPEL ISSA, VICARAGE ROAD, 
BRYMBO, WREXHAM, LL11 5LF 
 

CONVERSION OF REDUNDANT TWO-
STOREY STONE OUTBUILDING TO 1 
NO. DWELLING 
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ABE P/2018/0656 
GRANTED 
27/11/2018 

UNITS 2 AND 3, COED ABEN ROAD, 
WREXHAM INDUSTRIAL ESTATE, 
WREXHAM, LL13 9UH 
 

PARTIAL CHANGE OF USE OF SITE 
FROM B1 AND B2 TO A MIXED USE OF 
B1 (BUSINESS), B2 (GENERAL 
INDUSTRIAL) AND B8 (STORAGE AND 
DISTRIBUTION) 
 

WRA P/2018/0663 
REFUSED 
27/11/2018 

71, BOX LANE, WREXHAM, LL12 8BY 
 

TWO-STOREY SIDE EXTENSION 
 

MAE P/2018/0677 
GRANTED 
12/12/2018 

PENLEY STORES, UNIT 33, PENLEY 
INDUSTRIAL ESTATE, PENLEY, 
WREXHAM, LL13 0LQ 
 

PARTIAL CHANGE OF USE OF STORES 
TO PROVIDE ADJOINING LIVING 
ACCOMMODATION 
 

ABE P/2018/0703 
GRANTED 
12/12/2018 

15 KEMPTON WAY, LLWYN ONN 
PARK, WREXHAM, LL13 0NU 
 

ALTERATIONS INCLUDING 2 BAY 
WINDOWS AND CANOPY PORCH 
EXTENSION TO FRONT ELEVATION, 
CONVERSION OF EXISTING GARAGE 
AND SIDE GARAGE EXTENSION 
 

RHO P/2018/0780 
GRANTED 
26/11/2018 

ROSE WALK, JONES STREET, RHOS, 
WREXHAM, LL14 1AS 
 

REAR BEDROOM ANNEX EXTENSION 
TO EXISTING SUPPORTED LIVING 
BUNGALOW 
 

ISY P/2018/0783 
GRANTED 
26/11/2018 

YEW TREE VILLA, HOLT ROAD, 
BOWLING BANK, WREXHAM, LL13 
9RR 
 

ERECTION OF FOUR BEDROOM 
DETACHED HOUSE WITH INTEGRAL 
GARAGE AND NEW ACCESS ON LAND 
ADJOINING YEW TREE VILLA 
 

WRR P/2018/0794 
GRANTED 
26/11/2018 

OLD VAULTS, 5 CHESTER STREET, 
WREXHAM, LL13 8BD 
 

LISTED BUILDING CONSENT TO 
REPLACE EXISTING DAMAGED 
EXTERNAL DOOR WITH NEW LIKE FOR 
LIKE STYLE DOORS 
 

BRN P/2018/0816 
GRANTED 
26/11/2018 

ISCOYD PARK, HALL GREEN, 
ISCOYD, WHITCHURCH, SY13 3AT 
 

LISTED BUILDING CONSENT TO 
CONSTRUCT REPLACEMENT LARCH 
WOOD PERIMETER FENCING WITH A 
LIKE FOR LIKE DESIGN, SCALE AND 
FORM 
 

LLA P/2018/0818 
GRANTED 
26/11/2018 

LAND AT, HOME FARM, GRESFORD 
ROAD, LLAY, WREXHAM, LL12 0NW 
 

APPLICATION FOR APPROVAL OF 
DETAILS RESERVED BY CONDITION 
IMPOSED UNDER PLANNING APPEAL 
REF: APP/H6955/A/16/3147116 
(P2014/0905):- CONDITION 14 - 
SUBMISSION OF A SEWERAGE 
SCHEME TO SATISFACTORILY 
ACCOMMODATE THE FOUL WATER 
DISCHARGES FROM THE 
DEVELOPMENT 
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ABE P/2018/0829 
GRANTED 
27/11/2018 

REFRESCO, UNIT D - F, SPECTRUM 
BUSINESS PARK, WREXHAM 
INDUSTRIAL ESTATE, WREXHAM, 
LL13 9QA 
 

CONSTRUCTION OF NEW COLD STORE, 
CONSTRUCTION OF HARDSTANDING 
AREA FOR HGV VEHICLES AND 
CONSTRUCTION OF ROUTE FOR 
FORKLIFT TRUCKS 
 

WRR P/2018/0842 
GRANTED 
13/12/2018 

REGENT HOUSE, REGENT STREET, 
WREXHAM, LL11 1PR 
 

APPLICATION FOR WORKS TO TREE 
SUBJECT TO TREE PRESERVATION 
ORDER WMBC NO. 11  
2 NO. LIME TREES (T33 & T34) - TO 
RAISE CROWN FOR A 4M CLEAR STEM 
AND SHAPE THE LOWER CANOPY TO 
MATCH IN (TREES OVERHANGING 
OFFICE CAR PARKING SPACES) 
 

BRN P/2018/0851 
GRANTED 
12/12/2018 

OAK FARM, NEW HALL LANE, 
BRONINGTON, WHITCHURCH, SY13 
3HE 
 

CONVERSION OF REDUNDANT FARM 
BUILDING TO DWELLING 
 

GLY P/2018/0857 
GRANTED 
27/11/2018 

BRITHDIR, LLWYNMAWR, 
LLANGOLLEN, WREXHAM, LL20 7BE 
 

TWO-STOREY EXTENSION TO FRONT 
ELEVATION WITH THE ADDITION OF 
DORMER WINDOWS TO THE MAIN 
ROOF 
 

LLA P/2018/0859 
GRANTED 
28/11/2018 

8, TENTH AVENUE, LLAY, WREXHAM, 
LL12 0LL 
 

CONSTRUCTION OF RAISED DECKING 
AREA AND 2 NO. SHEDS IN REAR 
GARDEN (IN RETROSPECT) 
 

ISY P/2018/0862 
GRANTED 
18/12/2018 

HIGHER OAK, OAK ROAD, WREXHAM 
INDUSTRIAL ESTATE, WREXHAM, 
LL13 9RG 
 

CONVERSION OF BARN INTO TWO 
SELF CONTAINED DWELLINGS 
INCLUDING THE CONSTRUCTION OF 
NEW ACCESS 
 

LLR P/2018/0865 
GRANTED 
13/11/2018 

LLANERCH BACH, PEN Y GRAIG, 
FRONCYSYLLTE, WREXHAM, LL20 
7RT 
 

TWO-STOREY REAR EXTENSION 
 

HOL P/2018/0870 
GRANTED 
18/12/2018 

TY GOLLEN, BORRAS ROAD, 
COMMONWOOD, HOLT, WREXHAM, 
LL13 9JB 
 

TWO-STOREY AND FIRST-FLOOR REAR 
EXTENSION, CREATION OF NEW 
IMPROVED ACCESS AND DRIVEWAY 
AND REPLACEMENT OUTBUILDING 
 

LLA P/2018/0872 
DISCHARGED 
17/12/2018 

P R PUGH, MINERS ROAD, LLAY 
INDUSTRIAL ESTATE, LLAY, 
WREXHAM, LL12 0PJ 
 

APPLICATION FOR APPROVAL OF 
DETAILS RESERVED BY CONDITIONS 
IMPOSED UNDER PLANNING 
PERMISSION P/2018/0517:- 
CONDITION 9 - SUBMISSION OF AN 
UPDATED ECOLOGICAL ASSESSMENT 
CONDITION 10 - SUBMISSION OF A 
LONG TERMS CONSERVATION 
MANAGEMENT PLAN 
CONDITION 11 - SUBMISSION OF A 
BIOSECURITY RISK ASSESSMENT 
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LLA P/2018/0873 
DISCHARGED 
17/12/2018 

P R PUGH, MINERS ROAD, LLAY 
INDUSTRIAL ESTATE, LLAY, 
WREXHAM, , LL12 0PJ 
 

APPLICATION FOR APPROVAL OF 
DETAILS RESERVED BY CONDITIONS 
IMPOSED UNDER PLANNING 
PERMISSION P/2017/0937:- 
CONDITION 3 - SUBMISSION OF 
DETAILS AND ELEVATIONS OF THE 
ACCESS GATES 
CONDITION 12 - SUBMISSION OF AN 
UPDATED ECOLOGICAL ASSESSMENT 
CONDITION 13 - SUBMISSION OF A 
LONG TERM CONSERVATION 
MANAGEMENT PLAN 
CONDITION 14 - SUBMISSION OF A 
BIOSECURITY RISK ASSESSMENT 
 

CHI P/2018/0876 
GRANTED 
18/12/2018 

CHIRK CASTLE, CHIRK, WREXHAM, 
LL14 5AE 
 

REINSTATE HARD SURFACES TO TWO 
HISTORIC PATHS AT THE EASTERN 
END OF THE GARDENS TO CHIRK 
CASTLE 
 

GRE P/2018/0878 
GRANTED 
14/12/2018 

CHEVERELLS, HOSELEY LANE, 
MARFORD, WREXHAM, LL12 8YE 
 

APPLICATION FOR WORKS TO TREES 
SUBJECT TO TREE PRESERVATION 
ORDER WCBC NO. 82 - 
2 NO. LEYLANDII CYPRESS - REMOVAL 
OF TWO TREES TO FACILITATE 
HEDGEROW PLANTING 
 

COE P/2018/0879 
GRANTED 
03/12/2018 

9, PARK ROAD, COEDPOETH, 
WREXHAM, LL11 3TB 
 

CHANGE OF USE OF FRONT LIVING 
ROOM INTO BEAUTY THERAPY ROOM / 
SALON (IN RETROSPECT) 
 

RUA P/2018/0892 
GRANTED 
13/12/2018 

BOWEN COURT, CHURCH STREET, 
RUABON, WREXHAM, LL14 6DQ 
 

NOTIFICATION OF PROPOSED WORKS 
TO TREES IN RUABON CONSERVATION 
AREA: 
T1 PINE - REMOVAL 
T2 PINE - REMOVAL 
T3 PINE - REMOVAL 
 

LLA P/2018/0894 
GRANTED 
19/12/2018 

LAND AT, HOME FARM, GRESFORD 
ROAD, LLAY, WREXHAM, LL12 0NW 
 

APPLICATION FOR APPROVAL OF 
DETAILS RESERVED BY CONDITION 
IMPOSED UNDER PLANNING APPEAL 
REFERENCE: APP/H6955/A/18/3147116 
(PLANNING REF P/2014/0905):- 
CONDITION 17 - SUBMISSION OF A 
CONSTRUCTION METHOD STATEMENT 
 

HAN P/2018/0895 
GRANTED 
12/12/2018 

BRYN VILLA, CROXTON, HANMER, 
WHITCHURCH, SY13 3DA 
 

TWO-STOREY REAR EXTENSION 
 

RHO P/2018/0896 
REFUSED 
27/11/2018 

LAND NORTH OF MAES Y GORNEL, 
RHOSLLANERCHRUGOG, 
WREXHAM, LL14 1TG,  
 

OUTLINE APPLICATION WITH ALL 
MATTERS RESERVED FOR 5 NO. 
RESIDENTIAL DWELLINGS 
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ROS P/2018/0897 
GRANTED 
26/11/2018 

ASHFIELD, 95 HARWOODS LANE, 
ROSSETT, WREXHAM, LL12 0EU 
 

TWO-STOREY EXTENSION AND 
CONVERSION OF UTILITY ROOM TO 
GARDEN ROOM WITH BAY 
 

HOL P/2018/0899 
GRANTED 
12/12/2018 

COMMONWOOD FARM, BUCK ROAD, 
COMMONWOOD, HOLT, WREXHAM, 
LL13 9TF 
 

CHANGE OF USE OF ANCILLARY 
ANNEXE ACCOMMODATION TO 
HOLIDAY LET 
 

HOL P/2018/0913 
GRANTED 
13/12/2018 

WESTLEIGH, SMITHFIELD GREEN, 
HOLT, WREXHAM, LL13 9AJ 
 

NOTIFICATION OF PROPOSED WORKS 
TO TREES WITHIN HOLT 
CONSERVATION AREA -  
6 NO. LEYLANDII TREES - REMOVE 
 

BRN P/2018/0916 
GRANTED 
03/12/2018 

WOODLANDS FARM, CONERY LANE, 
BRONINGTON, WHITCHURCH, SY13 
3EZ  
 

PROPOSED SINGLE-STOREY 
EXTENSION 
 

HAN P/2018/0919 
GRANTED 
19/12/2018 

WILLINGTON GRANGE, HORSEMANS 
GREEN, , WHITCHURCH, SY13 3BZ 
 

ERECTION OF 'L' SHAPED TIMBER 
STABLE BUILDING 
 

WRA P/2018/0920 
GRANTED 
03/12/2018 

36, HAWKSTONE WAY, WREXHAM, 
LL13 9GP  
 

ERECTION OF GARAGE 
 

ABE P/2018/0923 
GRANTED 
03/12/2018 

REFRESCO, UNIT D - F, SPECTRUM 
BUSINESS PARK, WREXHAM 
INDUSTRIAL ESTATE, WREXHAM, 
LL13 9QA 
 

DISPLAY OF 2 NO. INTERNALLY 
ILLUMINATED SIGNS 
 

OVE P/2018/0928 
GRANTED 
04/12/2018 

THE ORCHARDS, PLOT ADJACENT 
TO PENYLLAN HOUSE, PENYLLAN 
STREET, OVERTON, WREXHAM, , 
LL13 0EE 
 

APPLICATION FOR APPROVAL OF 
DETAILS RESERVED BY CONDITIONS 
IMPOSED UNDER PLANNING 
PERMISSION P/2015/0731: 
CONDITION 7 - SUBMISSION OF 
BOUNDARY TREATMENTS, RIDGE 
TILES, CHIMNEY AND POTS, GATES, 
HARD SURFACE MATERIALS AND 
SOLAR PHOTOVOLTAIC PANELS 
CONDITION 8 - FULL DETAILS OF A 
HARD AND SOFT LANDSCAPING 
SCHEME 
 

WRO P/2018/0932 
GRANTED 
19/12/2018 

UNIT C, MAESGWYN ROAD, 
WREXHAM, LL11 2AP 
 

CONVERSION OF EXISTING OFFICE 
SPACE TO FORM 2 NO. TWO BED 
APARTMENTS AND 1 NO. ONE BED 
APARTMENT WITH ASSOCIATED BIN 
AND CYCLE STORE 
 

HAN P/2018/0936 
GRANTED 
03/12/2018 

THE FOLLY, HANMER, WREXHAM, 
SY13 3DE 
 

ERECTION OF VERANDA 
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LLR P/2018/0939 
GRANTED 
19/12/2018 

GWEL Y DYFFRYN, GARTH ROAD, 
GARTH, TREVOR, WREXHAM, LL20 
7UR 
 

VARIATION OF CONDITION NOS. 2 AND 
3 OF PLANNING PERMISSION 
P/2015/0856 TO EXTEND TIME PERIOD 
FOR SUBMISSION OF RESERVED 
MATTERS AND COMMENCEMENT OF 
DEVELOPMENT (1 NO. DWELLING) 
 

ROS P/2018/0940 
NOT REQUIRED 
27/11/2018 

EAST VIEW, COBBLERS LANE, 
BURTON, ROSSETT, WREXHAM, 
LL12 0AH 
 

APPLICATION FOR PRIOR 
NOTIFICATION OF AGRICULTURAL 
BUILDING - COVERING OF 
PASSAGEWAY BETWEEN TWO 
EXISTING BUILDINGS TO CREATE 
AGRICULTURAL STORAGE BUILDING 
 

BRY P/2018/0942 
GRANTED 
12/12/2018 

GRASMERE, RUTHIN ROAD, 
BWLCHGWYN, WREXHAM, LL11 5UT 
 

DEMOLITION OF EXISTING 
CONSERVATORY ALTERATIONS AND 
EXTENSIONS INCLUDING NEW RAISED 
ROOF 
 

GWE P/2018/0947 
GRANTED 
12/12/2018 

F BENDER LTD, GRESFORD 
INDUSTRIAL PARK, GRESFORD, 
WREXHAM, LL12 8LX,  
 

SIDE EXTENSION, FRONT ENTRANCE 
CANOPY AND INTERNAL ALTERATIONS 
 

MIN P/2018/0953 
GRANTED 
19/12/2018 

TALWRN GLAS, FFORDD YR YSGOL, 
GWYNFRYN, WREXHAM, LL11 5TR,  
 

REPLACEMENT FRONT 
CONSERVATORY EXTENSION 
 

CHI P/2018/0954 
GRANTED 
19/12/2018 

2, OAKCROFT, CHIRK, WREXHAM, 
LL14 5LR 
 

SINGLE-STOREY REAR EXTENSION 
AND INTERNAL ALTERATIONS 
 

HOL P/2018/0958 
GRANTED 
19/12/2018 

CASTLE VIEW, CASTLE STREET, 
HOLT, WREXHAM, LL13 9YL 
 

RE-SURFACE OF EXISTING DRIVEWAY 
WITH YORKSHIRE FLAG STONES AND 
YORKSHIRE SETTS WITH THE EXISTING 
COBBLES BEING UTILISED AS A 
FEATURE 
 

GRE P/2018/0959 
REFUSED 
19/12/2018 

ROSE COTTAGE, 33 WYNNSTAY 
LANE, MARFORD, WREXHAM, LL12 
8LF 
 

OUTLINE APPLICATION FOR 1 NO. 
DWELLING ON LAND ASSOCIATED 
WITH 33 WYNNSTAY LANE 
 

GRE P/2018/0961 
GRANTED 
12/12/2018 

24, GORSE CRESCENT, MARFORD, 
WREXHAM, LL12 8LZ 
 

SINGLE-STOREY REAR EXTENSION 
 

RUA P/2018/0964 
REFUSED 
19/12/2018 

ADJACENT TO THE 
WALKER FAN HOUSE BUILDING, 
WYNNSTAY YARD, THE GREEN, 
RUABON, WREXHAM, , LL14 3EH 
 

OUTLINE APPLICATION FOR UP TO 6 
NO DWELLINGS LOCATED EITHER SIDE 
OF THE WALKER FAN HOUSE BUILDING 
INCLUDING DEMOLITION OF 
BUNGALOW 
 

WRA P/2018/0966 
GRANTED 
18/12/2018 

17, LARCHWOOD ROAD, WREXHAM,  
LL12 7SG 
 

FIRST FLOOR EXTENSION TO FORM 2 
NO. ADDITIONAL BEDROOMS AND 
INTERNAL ALTERATIONS 
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WRC P/2018/0968 
GRANTED 
19/12/2018 

 UNIT 1 AND UNIT 2, HOLT STREET,  
WREXHAM, LL13 8DH 
 

REFURBISHMENT OF EXISTING CLASS 
A1 RETAIL UNIT INCLUDING NEW SHOP 
FRONT AND CUSTOMER LOBBY, PLANT 
ENCLOSURE, TROLLEY BAY AND 
ASSOCIATED WORKS AND PART 
CHANGE OF USE FROM CLASS D2 TO 
CLASS A1 
 

BRY P/2018/0970 
REFUSED 
12/12/2018 

BRYN AWEN, FRON HEULOG HILL, 
BWLCHGWYN, WREXHAM, LL11 5YH 
 

CONSTRUCTION OF NEW ACCESS, 
ALTERATION TO EXISTING ACCESS, 
CONSTRUCTION OF DRIVEWAY AND 
HARDSTANDING / PARKING AREA (IN 
RETROSPECT) ON LAND ADJACENT TO 
BRYN AWEN 
 

ESC P/2018/0972 
GRANTED 
12/12/2018 

FAIRFIELD, HENRY STREET, 
RHOSTYLLEN, WREXHAM, LL14 4DA 
 

SINGLE-STOREY EXTENSION AND 
GARAGE 
 

BRO P/2018/0973 
GRANTED 
19/12/2018 

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

TWO-STOREY SIDE EXTENSION, 
SINGLE-STOREY REAR EXTENSION 
AND DROPPED KERB TO EXTEND 
DRIVEWAY 
 

WOR P/2018/0980 
GRANTED 
12/12/2018 

WURTHYMP WOOD, LAND EAST OF 
BOWLING BANK FARM, MULSFORD 
ROAD, WORTHENBURY, WREXHAM, 
LL13 0AW 
 

APPLICATION FOR PRIOR 
NOTIFICATION OF PROPOSED 
AGRICULTURAL BUILDING - 3 BAY 
BARN - 1 NO. OPEN BAY WITH 
YORKSHIRE BOARD WOODEN GABLE 
TO WEST, 2 NO. CLOSED BAYS IN 
POLY-COAT STEEL CLADDING 
 

WRO P/2018/0986 
GRANTED 
18/12/2018 

9, CORNISH CLOSE, WREXHAM, LL13 
7JE 
 

SIDE EXTENSION FORMING NEW SNUG, 
UTILITY AND HOME OFFICE 
 

MAE P/2018/0987 
GRANTED 
19/12/2018 

TARALOKA, BETTISFIELD ROAD, 
BETTISFIELD, WREXHAM, SY13 2LD 
 

RETENTION AND CONTINUED USE OF 
PORTA CABIN AS OFFICE SPACE 
(PREVIOUSLY GRANTED UNDER 
P/2012/0882) 
 

BRY P/2018/1007 
GRANTED 
04/12/2018 

BRYMBO FOSSIL FOREST AREA, 
BRYMBO, WREXHAM, LL11 5AX 
 

APPLICATION FOR A NON-MATERIAL 
AMENDMENT TO PLANNING 
PERMISSION REF: P/2018/0557 TO 
ALTER HEIGHT, LENGTH, ORIENTATION 
AND CONSTRUCTION MATERIALS OF 
PREVIOUSLY APPROVED BUILDING 
 

WRR P/2018/1029 
GRANTED 
17/12/2018 

THE PLAS COCH, PLAS COCH 
RETAIL PARK, WREXHAM, LL11 2BW  
 

APPLICATION FOR A NON-MATERIAL 
AMENDMENT TO PLANNING 
PERMISSION P/2018/0779 TO INCREASE 
NUMBER OF CAR PARKING SPACES TO 
3 AND RELOCATION OF BAYS 
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GRE P/2018/1040 
GRANTED 
10/12/2018 

BRANCOTE, 71 WYNNSTAY LANE, 
MARFORD, WREXHAM, LL12 8LH 
 

APPLICATION FOR A NON-MATERIAL 
AMENDMENT TO PLANNING 
PERMISSION P/2014/0422 TO CHANGE 
APPROVED ROOFING MATERIAL FROM 
'ROOF TILE TO MATCH EXISTING' TO 
'REDLAND DUOPLAIN' (MINIMUM 25 
DEGREE PITCH) 
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