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REPORT OF THE CHIEF PLANNING OFFICER – 7 January 2008

	Community
	Code No
	Applicant
	Recommendation
	Page Nos



	LLA

	P/ 2007/0939
	Flame Estates
	GRANT
	3 – 10

	LLA

	P/ 2007/0940
	Flame Estates
	GRANT
	11 – 14

	BRY

	P/ 2007/0955
	Mr G Hughes
	GRANT
	15 – 18

	GWE

	P/ 2007/1026
	Mr & Mrs M F Kreft
	REFUSE
	19 – 26

	CHI

	P/ 2007/1045
	J S Bloor (Wilmslow) Ltd


	REFUSE
	27 – 35

	GWE

	P/ 2007/1055
	Clwyd Reinforcements Ltd


	GRANT
	36 – 42

	WRO

	P/ 2007/1087
	Anwyl Homes
	GRANT
	43 – 48

	RHO

	P/ 2007/1162
	Mr & Mrs S Gardner
	REFUSE
	49 – 51

	WRA

	P/ 2007/1165
	Wrexham County Borough Council


	GRANT
	52 – 65

	HOL

	P/ 2007/1167
	Wrexham County Borough Council


	GRANT
	66 – 77

	WRO

	P/ 2007/1173
	Brickfield Rangers FC
	GRANT
	78 – 80

	RHO

	P/ 2007/1203
	Rhos Aelwyd Football Club
Mr John Hughes


	GRANT
	81 – 83

	CEF

	P/ 2007/1233
	Wales & West Housing Association


	GRANT
	84 – 89

	PEN

	P/ 2007/1268
	Mr C I Harding
	GRANT
	90 – 95

	RHO

	P/ 2007/1277
	Pennaf
Mr Richard Williams


	GRANT
	96 – 100

	RHO

	P/ 2007/1308
	Mr & Mrs  Richards
	REFUSE
	101 – 103

	OVE

	P/ 2007/1311
	P Williams & K McIntosh


	GRANT
	104 – 106

	OVE

	P/ 2007/1312
	P Williams & K McIntosh


	GRANT
	107 – 110

	WRA

	P/ 2007/1318
	Rita Parry
	GRANT
	111 – 113

	MIN

	P/ 2007/1323
	Tomlinsons Dairies Ltd
P N & J A Tomlinson


	GRANT
	114 – 118

	GRE

	P/ 2007/1325
	Marstons Pub Company
	GRANT
	119 – 122

	CHI

	P/ 2007/1329
	The Co-Operative
Mr Kevin Naybour


	GRANT
	123 – 125

	CHI

	P/ 2007/1333
	Mr G Dowswell
	REFUSE/

GRANT


	126 – 131

	HOL

	P/ 2007/1337
	Mr David Roycroft
	GRANT
	132 – 134


	GRE

	P/ 2007/1348
	Mr & Mrs W S Broad
	GRANT
	135 – 137

	LLA

	P/ 2007/1353
	Mr & Mrs  Tunstall
	GRANT
	138 – 140

	HOL

	P/ 2007/1360
	Mrs J Pierce
	GRANT
	141 – 143

	WRA

	P/ 2007/1362
	Nunndale
	GRANT
	144 – 146

	ROS

	P/ 2007/1375
	Dr D Wilson & Mrs V R Randel


	GRANT
	147 – 149

	GRE

	P/ 2007/1378
	Mr A Bellerby & Ms Hughes


	GRANT
	150 – 152


Total Number of Applications in Report:   30

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.   

	APPLICATION NO:
P/2007 /0939
COMMUNITY:
Llay
WARD:

Llay
	LOCATION:
 Llay Hall Farm Llay Road Llay Wrexham 

DESCRIPTION:
Conversion of agricultural building to nine dwellings.
APPLICANT(S) NAME:
   Flame Estates

	DATE RECEIVED: 

26/07/2007
CASE OFFICER: 

MP
AGENT NAME:

The Planning Consultancy



_____________________________________________________________________

SITE

The application site consists of a range of barns and agricultural buildings formerly part of Llay Hall Farm.  The site is accessed via a 200 metre driveway which connects it to the B5102 Llay – Cefn y Bedd Road.
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PROPOSAL

The conversion of the barns to 9 residential units, including the provision of associated parking/garden areas, conversion of ancillary buildings to domestic stores/outbuildings and the provision of new car ports.

HISTORY

P/2005/1036
Listed Building consent for conversion of existing barns into 4 no. residential units.  Granted 26.5.2006

P/2005/1037
Conversion of existing barns into 4 no. residential units and alteration to existing pedestrian access.  Granted 30.1.2006

P/2007/0940
Listed building consent for conversion of agricultural barns to nine dwellings. Next item. 

DEVELOPMENT PLAN

Outside settlement limit.  Policies PS2, GDP1 and H3 apply.  The buildings are also Grade II Listed therefore policy EC9 also applies.

CONSULTATIONS

Community Council: 
No observations.

Cllr Broderick: 
No observations.

Cllr Malcolm Williams:
Notified 30.7.07


Highways:
Have recommended conditions specifying visibility requirements, parking standards, a scheme for improvements to the private drive serving the site and a scheme for its future management.

Public Protection:
Advise applicants to contact Public Protection if evidence of storage or spillage of agricultural chemicals is found.  Advisory notes on limiting the impact of development works are also recommended.   

Environment Agency:
Advise that a porosity test is carried out to check suitability of land for proposed drainage, and advise on the position of any septic tanks.  They also advise that a separate consent under the Water Resources Act 1991/Ground Water Regulations 1998 are required for any sewage or trade effluent discharges into watercourses.  

Welsh Water:
No comments as private drainage being used.

CCW:
Confirm that the ecological survey has been completed to a satisfactory standard.  Its recommendations have been noted and trust these will be satisfactorily delivered.  The interpretation of the legislation in the report is also noted.

CPAT:
Recommend a photographic survey is conducted.

Civic Society:
Commented on P/2007/0941, but also considered relevant to the planning application:

· that the scheme is too intensive;

· the site plan lacks quality and imagination devoid of any landscaping;

· a significant under provision of parking

Other representations: 
Nearby occupiers notified, not comments received.  

Site Notice:


Expired 23.8.07

SPECIAL CONSIDERATIONS

Policy: Policy H3 allows for the conversion of redundant agricultural buildings to dwelling subject to a series of criteria:

a) Consideration of non-residential alternative uses to agriculture

The site already benefits from planning permission and Listed Building Consent for the conversion of the buildings to 4 dwellings, therefore the principle of residential conversion is already established.   

b) The building is structurally sound and will not require extensive re-building

The previous application was submitted with a structural survey (dated September 2005) detailing the condition of the building.  This indicated that the building was in reasonable condition and capable of conversion without substantial re-building.  I am satisfied that the condition of the buildings has not changed substantially since this report was conducted (as evidenced by photographs submitted with the supporting statement) and as such the buildings can be converted in accordance with this part of the policy.    

c) Any inherent characteristics of merit are retained    

The proposals largely retain the existing features of the building.  A number of entirely new openings are proposed, and 5 existing windows at ground floor level are to be altered to create doors.  These new/altered openings are designed to reflect the appearance of other existing openings and will be provided with doors and windows with detailing also reflecting existing doors/windows.  A limited number of new opening were permitted under the previous scheme.  The additional new openings are provided in conjunction with the provision of a new roof to an attached lean-to structure (see below).    

Another alteration, not previously proposed is the provision of a new roof to an existing lean-to structure at a slightly reduced pitch than exists at present.  This change is acceptable and will not significantly alter the character or appearance of the building.  

Overall I am satisfied that the proposed scheme retains the existing characteristics of merit of the building.    

d) The curtilage does not constitute an undesirable intrusion and the proposals do not create access problems

The proposed residential curtilages will utilise an area adjacent to the barns currently occupied by a number of more modern agricultural buildings, which will be demolished.  The curtilages will not extend beyond the existing site boundaries or intrude into the open countryside beyond.  Provided no inappropriate means of boundary treatment are used and a well designed landscaping proposal is implemented, the development will not impact significantly or undesirably on this rural location.

With regards to site access, the scheme now proposed would result in more than 5 dwellings served off a private drive.  Highways normally recommend that where this situation occurs the road should be brought up to an adoptable standard.  They have however indicated that it is very unlikely this drive would ever be adopted and have therefore recommended that the surface drive is improved and passing places are provided.  A condition requiring improvement works will be attached.   

The provision of 2.4 x 160 visibility splays in both directions at the access onto the B5102 is also required.  It was accepted that this splay is achievable when the previous proposals were granted permission.  Although the splay would require the removal of a significant length of an existing hedge it would bring about significant highway improvements in the locality and as such I consider the highways requirements acceptable.  

e) the floor plan of the existing building is sufficient to create a habitable dwelling

The buildings are of sufficient size to create habitable dwellings.

Garaging/storage: The outbuildings immediately in front the barns are to be re-used to provide ancillary domestic storage for 3 of the units.  The plans also proposed the erection of three 14.8 x 5.8 metre 4 bay carports located to the rear of the buildings.  These would serve 6 of the barns.  Whilst LPG3 advises against the provision of new outbuildings, the provision of new outbuildings was approved under the previous scheme (prior to the adoption of the current version of LPG3) and therefore the principle of allowing the erection of a limited number of outbuildings has already been established.  One additional carport block is proposed whilst the position of the other two remains unchanged, although the plans indicate they would be shared by 4 of the barns rather than providing garaging for 2 units as was the case under the previous scheme.  I am satisfied the provision of one additional car port would not materially increase the impact of the development on the open countryside or provide harmful to the setting of the Listed barns.

Parking provision: The plans show (including the 4 bay car ports) 16 parking spaces, where as in accordance with LPG16 21 spaces would be required.  Whilst this number of parking spaces is not shown marked on the plans, I am satisfied that there will be sufficient hard surfaced area conveniently located in relation to the barns to provide enough space to accommodate 21 vehicles.  I am also of the opinion that marking out parking bays on site would be very urban in appearance and not in keeping with the rural setting of the site or compatible with the setting of the Listed Barns.  The full details of the hard surfaced areas (in terms of final extent and materials used) will be required as part of a landscaping scheme.  This will ensure that the hard surfaced/ parking areas are laid out and surfaced in a way that is appropriate for the site.  The plan show proposed use of stone paviours. 

Ecology:  The application is accompanied by an assessment of the likely impact of the development on bat and barn owls.  The report concludes that there are no anticipated impacts on barn owls but that bats may well use the barns for roosts from time to time.  A condition will be attached requesting details of how the development works will take account of the presence of bats and nesting birds will be required.    

Contribution to schools: Due to insufficient capacity at the allocated secondary school for the area, a financial contribution is required.  

Conclusion: I am satisfied that the development accords with the relevant UDP policies.  

RECOMMENDATION A

That the Council enters into an obligation under Section 106 of the Town and Country Planning Act 1990, requiring a financial contribution towards secondary school provision.  The final form and payment amount shall be determined by the Chief Planning Officer.

RECOMMENDATION B

Upon completion of the obligation that planning permission is granted subject to appropriate planning conditions:-

P/2007 /0939
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

3.
Notwithstanding the details shown on the approved plans, no car port shall be erected until full details of the external facing materials have been submitted to and approved, in writing, by the Local Planning Authority.

4.
Prior to the demolition of any buildings on the site, any clearance work, any machinery or materials being brought onto the site, or commencement of any other development works, a method statement detailing how development works will take account of the presence of bat roosts and/or nesting birds has been submitted to and approved in writing by the Local Planning Authority.  The statement shall include a scheme of mitigation (using Reasonable Avoidance Measures) and/or habitat compensation for bats and birds.  Any measures required shall be implemented in accordance with a timescale to be agreed as part of the measures before development commences.

5.
Within three months of the date of commencement of development a scheme of boundary treatment shall be submitted to and approved in writing by the Local Planning Authority.  No fences or walls shall be erected or hedges planted other than in strict accordance with the details as approved and thereafter maintained.

6.
Within 3 months of commencement of development on site, full details of both hard and soft landscape works for the site shall be submitted to and approved in writing by the Local Planning Authority. The works shall be implemented in accordance with a timescale to be approved in conjunction with the scheme of details.

7.
Development shall not begin 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 by, the Local Planning Authority.  The resulting photographs should be deposited with:

i) The County Sites and Monuments Record, operated by The Clwyd-Powys Archaeological Trust (7a Church Street, Welshpool, Powys, SY21 7DL.  Tel: 01938 553670); and

ii) National Monuments Record for Wales (the public archive of the Royal Commission on the Ancient and Historical Monuments in Wales), Plas Crug, Aberystwyth, Ceredigion, SY23 1NJ.

8.
This permission shall operate only to allow development to be carried out in accordance with the approved drawings and the application documentation.  Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, no further development shall take place within the site (other than the painting of the buildings).

9.
None of the dwellings hereby granted permissionshall be occupied until the access has been provided with visibility splays of 2.4 metres x 160 metres in both directions to the nearside kerb edge of the adjoining highway in which there shall be no obstruction above 1 metre in height.  The splays shall thereafter be permanently maintained clear of any obstruction to visibility..

10.
Development shall not be commence until a scheme for the improvement, the provision of passing places and for the future maintenance of the private driveway has been submitted to and approved in writing by the Local Planning Authority.  No dwelling shall be occupied until the agreed scheme has been fully implemented.

11. Prior to the commencement of development details of the siting and external appearance of all gas and/or electric meter boxes, ventilation outlets and boiler flues shall be submitted to and approved in writing.  The development shall only be carried out in strict accordance with the details as approved.

12.
Prior to the commencement of any demolition works on site, the following details shall be submitted for the further approval of the local planning authority:

i. an audit of all existing building materials

ii. the potential re-use and recycling of those materials for incorporating into an agreed, replacement site development, and

iii. where relevant, the recipient of remaining building materials.

The approved audit shall form part of the building contract agreed for new building development for the site, a copy of which shall be submitted for record purposes for the local planning authority.

13.
Notwithstanding the approved plans, prior to commencement of development full details of the elevations for the garden stores for units 5, 6 and 9 shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the details as approved.  

REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

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.
In order to protect wildlife interests, which are afforded special protection.

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 provide for a record of a building or buildings of local architectural or historic interest

8.
To ensure the development accords with planning policies for rural areas and in the interests of protecting the character and setting of the Listed Building.

9.
To ensure that adequate visibility is provided at the proposed point of access to the highway.

10.
In the interests of highway safety.

11. In the interests of protecting the character of the Listed Building.

12.
To ensure that the development involves a sustainable approach.

13.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

NOTE(S) TO APPLICANT
You should ensure that any difference between the plans approved under the Town and Country Planning Acts and under the Building Regulations is resolved prior to commencement of development, by formal submission of amended plans.

The proposed development lies within a former coal mining area. You should take account of any hazards to stability which may arise from coal working in or near the site. Specific advice on any past working may be obtained from the Coal Authority Mining Reports Service. Phone 0845 762 6848 or from www.coal.gov.uk.

Any operations which may involve entry into former workings, shafts or adits or implementation of site investigations or other works may need permission from the Coal Authority.

All works, ancillary operations and the use of plant and machinery which are audible at the site boundary shall be carried out only between 07:30 hours to 18:00 hours Monday to Friday, between 08:00 hours to 14:00 hours on Saturdays and at no time on Sundays and Bank Holidays.

There shall be no bonfires on the site, to include the prohibition of the burning of cleared vegetation.

If evidence of storage/spillage of agro-chemicals are found in or around the farm building/outbuildings area, then it would be prudent to investigate the potential for residual contamination.  Should you require any advice on this issue please contact the Council's Environmental Protection section on 01978 297041.

The scheme of landscaping referred to in the above conditions shall inlcude any changes to ground levels (shown by existing and proposed contours/levels) and any existing vegetation (showing that to be retained) and proposed planting.  In addition, any of the following which apply to the particular site must be included:-

means of enclosure, car parking layout, access and circulation areas, materials for hard surfaced areas (which shall avoid the useof tarmac) , any minor structures (e.g. refuse stores, lamp columns, play equipment) location of services, and any historic landscape features to be retained/improved.

This permission is granted subject to the above conditions.  Some conditions may require your attention prior to you carrying out any work on the proposal.  These conditions are known as "conditions precedent".  You should be aware that it is important that you comply with any "conditions precedent".  If you do not, then any work you undertake on the development subject of this permission would not have planning permission.

Before any development is commenced on site the applicant should carry out soil porosity tests in consultation with the Council's Building Control Section in accordance with the procedure laid down in BS 6297 : 1983 (Section 15.3) in order to establish the suitability of the subsoil and to determine the area of land required for the soakaway.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0940
COMMUNITY:
Llay
WARD:

Llay
	LOCATION:
 Llay Hall Farm Llay Road Llay Wrexham 

DESCRIPTION:
Listed building consent for conversion of agricultural barns to nine dwellings.
APPLICANT(S) NAME:
   Flame Estates

	DATE RECEIVED: 

26/07/2007
CASE OFFICER: 

MP
AGENT NAME:

The Planning Consultancy



_____________________________________________________________________

SITE

The application site consists of a range of barns and agricultural buildings formerly part of Llay Hall Farm.  The site is accessed via a 200 metre driveway which connects it to the B5102 Llay – Cefn y Bedd Road. (see previous report for plan)

PROPOSAL

This application is for Listed Building Consent for the works required to convert the barns into 9 dwellings.  

HISTORY

P/2005/1036
Listed Building consent for conversion of existing barns into 4 no. residential units.  Granted 26.5.2006.

P/2005/1037
Conversion of existing barns into 4 no. residential units and alteration to existing pedestrian access.  Granted 30.1.2006.

P/2007/0939
Conversion of agricultural building to nine dwellings.  Pending.

DEVELOPMENT PLAN

The Barns are Grade II Listed therefore policy EC9 applies.  

CONSULTATIONS

Community Council: 
No observations.

Cllr Broderick: 
No observations.

Cllr Malcolm Williams:
Notified 30.7.07

Civic Society:


Have made the following comments:

· that the scheme is too intensive;

· the site plan lacks quality and imagination devoid of any landscaping;

· a significant under provision of parking


RCAHMW:


Require a photographic record is made before alteration.

Other representations: 
Nearby occupiers notified.  No comments received.  

Site Notice:


Expired 23.8.07

Press Notice:


Expired 31.8.07

SPECIAL CONSIDERATIONS

Structural condition: The previous application was submitted with a structural survey (dated September 2005) detailing the condition of the building.  This indicated that the building was in reasonable condition and capable of conversion without substantial re-building.  I am satisfied that the condition of the buildings has not changed substantially since this report was conducted.  

The structural report suggested that the condition of the roof timbers is generally good but some repair is likely to be required.  The report does not recommend replacing the existing roof, however it does recommend that the slates are removed, new felt battens put in place and the existing slates reattached.  

The report indicates that the first floor timbers are in poor condition and it was previously proposed to replace then.  It is unlikely this situation will have changed since the previous consent was issued, however I believe it would be appropriate to require all roof and floor timbers to be surveyed in detail and a report submitted to:

a) identify those timbers that are to be retained and a method statement detailing the measures to be used to repair and / or restore them;

b) identify those timbers requiring replacement, the design of and materials to be used in their replacement and a method statement detailing how the existing timbers are to be removed and replacement timbers installed.

Conversion works: The proposals largely retain the existing features of the building.  A number of entirely new openings are proposed, and 5 existing windows at ground floor level are to be altered to create doors.  These new/altered openings are designed to reflect the appearance of other existing openings and will be provided with doors and windows with detailing reflecting the existing doors/windows. A limited number of new opening were permitted under the previous scheme.  The additional new openings are provided in conjunction with the provision of a new roof to an attached lean-to structure (see below).     

Another alteration not previously proposed is the provision of a new roof to an existing lean-to structure at a slightly reduced pitch than exists at present.  This change is acceptable and will not significantly alter the character or appearance of the building.  

The outbuildings immediately in front the barns are to be re-used to provide ancillary domestic storage for 3 of the units.  A number of more recent structures that have been constructed around them will be removed to leave the original brick piggery units.  Provided these buildings are restored in a sympathetic way, their retention will preserve the agricultural character of the site.  

The plans include the provision of three 14.8 x 5.8 metre 4 bay carports located to the rear of the buildings.  Two of these buildings were approved as part of the original permission and their design and position remain unchanged.  The third is of a matching design to the other two and I am satisfied this additional structure will not have a significant additional impact upon the setting of the Listed barns.

It should be noted that there are a number of buildings to the west and to the north of the barns that will be demolished.  The majority are modern agricultural buildings and of no merit.  One is however a stone barn, and whilst its retention is desirable, its demolition was previously accepted as part of the scheme already approved.

Conclusion: Overall I am satisfied that the proposed scheme retains the existing characteristics of merit of the building and is therefore in accordance with policy EC9.

RECOMMENDATION 

That the Welsh Assembly Government should be advised that Wrexham County Borough Council is disposed to grant Listed Building Consent in accordance with Article 3 of the Planning (Listed Building Conservation Area) Regulations 1990 subject to the conditions specified below. 

CONDITION(S)

1.
The works hereby granted consent shall be begun before the expiry of five years from the date of this consent.

2.
Prior to the commencement of development full details of all new 

and replacement windows (including rooflights) and doors and railings shall be submitted for the further approval of the Local Planning Authority.  The works as approved shall be carried out strictly in accordance with the details as approved.

3.
All new and replacement rainwater goods shall be cast iron.

4.
Before any work is commenced a full survey of all existing roof and floor timbers shall take place and shall be submitted to the Local Planning Authority.  The survey report shall:-

a)  identify those timbers that are to be retained and a method statement detailing the measures to be used to repair and / or restore them;

b) identify those timbers requiring replacement, the design of and materials to be used in their replacement and a method statement detailing how the existing timbers are to be removed and replacement timbers installed.

5.
A conservation method statement shall be submitted and approved, in writing, by the Local Planning Authority, prior to commencement of development.  All building work shall be carried out strictly in accordance with the approved conservation method statement.

6.
Prior to the commencement of development details of the siting and external appearance of all gas and/or electric metre boxes, ventilation outlets and boiler flues shall be submitted to and approved in writing.  The development shall be carried out in strict accordance with the details as approved.

7.
No plumbing, electrical or drainage installations shall be introduced to the building until full details of them have been first submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the details as approved.

8.
Development shall not begin 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 by, the Local Planning Authority.  The resulting photographs should be deposited with:

i) The County Sites and Monuments Record, operated by The Clwyd-Powys Archaeological Trust (7a Church Street, Welshpool, Powys, SY21 7DL.  Tel: 01938 553670); and

ii) National Monuments Record for Wales (the public archive of the Royal Commission on the Ancient and Historical Monuments in Wales), Plas Crug, Aberystwyth, Ceredigion, SY23 1NJ. 

9.
Notwithstanding the approved plans, prior to commencement of development full details of the elevations for the garden stores for units 5, 6 and 9 shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the details as approved.  

REASON(S)

1.
To comply with Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
To ensure the works reflect the character and appearance of the building.

3.
To ensure the works reflect the character and appearance of the building.

4.
In the interests of protecting the fabric of the Listed Building.

5.
To ensure the development is carried out in a manner that reflects the existing character and appearance of the Listed Building

6.
In the interests of protecting the fabric of the Listed Building.

7.
In the interests of protecting the fabric of the Listed Building.

8.
To provide for a record of a building or buildings of local architectural or historic interest
9.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

RECOMMENDATION B

That the Chief Planning Officer be authorised to issue the appropriate certificate forthwith if WAG refers the application back to the Council for determination.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0955
COMMUNITY:
Brymbo
WARD:

Brymbo
	LOCATION:
 Land adjacent to Bryn Derfel St Albans Road Tanyfron Wrexham 

DESCRIPTION:
Erection of 1 no. detached two storey dwelling.
APPLICANT(S) NAME:
Mr G Hughes 


	DATE RECEIVED: 

31/07/2007
CASE OFFICER: 

SEH
AGENT NAME:

Plot 2 Design Ltd
Mr Paul Tulk



_____________________________________________________________________

THE SITE
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PROPOSAL

As above.

RELEVANT HISTORY

P/2004/1371
Outline application for residential development (1 no dwelling) & alteration to existing vehicular & pedestrian access. Approved 04.07.05

P/2002/0646
Outline application for residential development (1 no dwelling) & alteration to existing vehicular & pedestrian access.  Refused 10.09.02

DEVELOPMENT PLAN

Within settlement limit. UDP Policies PS1, PS2, GDP1, H2 and T8 & Local Planning Guidance Notes 16  Parking Standards and 21 Space around Dwellings are relevant.

CONSULTATIONS

Community Council: 

Re-consulted 03.12.07

Local Member:

Re-consulted 03.12.07

Public Protection:

No objections - advisory notes.

Highways:
No objections subject to recommended conditions. 

EAW:
No objections - advisory notes.

Welsh Water:
No objections subject to recommended conditions

Access Group:
Notified 01.08.2007

Site Notice:


Expired 31.09.07

Other Representations:
One letter received raising the following points:

· The proposed house would undermine the character of the area

· Overlooking and loss of privacy to the adjacent dwelling

· Incorrect site details

Re-notified 27.09.07 and 03.12.07

SPECIAL CONSIDERATIONS/ ISSUES

Design and Residential Amenity:  The proposed dwelling is of simple design and character with proposed building materials that are sympathetic to the surrounding properties.  

The proposed dwelling has been situated within the site allowing for access to the rear of the property, and adequate private garden space has been provided.  There are no issues of overlooking into the habitable room windows or private garden areas of the surrounding properties, and daylight to these properties is not affected to a significant level.  The proposal accords with the council's guidance on space around dwellings.
Highways:   The proposed site is situated on an unclassified road which is subject to a 30 mph speed limit.  A footpath link runs along the northern boundary of the site.  Adequate on-site parking provision has been catered for, and the proposed widening of the existing access is acceptable.

Other Matters:  Concerns have been raised as to the actual size of the proposed building plot and that the application site as shown on the location plan is incorrect.  For the avoidance of doubt, an amended plan has been obtained which accurately plots the site and I am satisfied that the development can be accommodated satisfactorily..

Conclusion: The proposal is acceptable as being in accordance with local planning policy and the development would make a positive contribution to the area.

RECOMMENDATION     That permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun 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 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.

3.
The development shall only be carried out in accordance with the amended plan(s).

4.
No gates shall be erected at the proposed new access point within 5 metres of the highway boundary.

5.
Prior to the first use of development, the access shall be paved using hardbound materials for a minimum distance of 5 metres behind the highway boundary.

6.
The parking spaces as indicated on the approved plan shall be fully implemented prior to first use of the development, and shall thereafter be retained free of all obstruction and made available for the parking of vehicles at all times.

7.
The existing dropped vehicular crossing shall be widened to accommodate the proposed widened access.

8.
There must be no discharge of surface water to the combined sewer system.

9.
All foul drainage should be directed to a foul sewerage system and all surface water drainage to a surface water system unless otherwise agreed by the Local Planning Authority.

10.
No land drainage run-off shall be permitted, either directly or indirectly, to discharge into the public sewerage system.

11.
A scheme showing all boundary treatments (minimum 1.8 metre high close boarded fencing to the east and west) shall be submitted to and approved, in writing, by the Local Planning Authority, and such details shall be fully implemented prior to first occupation of the site.
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.
To ensure that the development fully complies with the appropriate policies and standards.

4.
In the interests of highway safety.

5.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area and to ensure that no deleterious material is carried onto the highway.

6.
In the interests of highway safety.

7.
In the interests of pedestrian safety.

8.
There is insufficient capacity in the existing system to cater for additional surface water flow.

9.
To ensure the proper drainage of the site and to minimise the risk of pollution

10.
To ensure the proper drainage of the site and to minimise the risk of pollution

11.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.
NOTE(S) TO APPLICANT
If a connection is required to the main sewerage system, the developer is advised to contact the Dwr Cymru Welsh Water's Network Development Consultants on 01443 331155.

All ancillary operations and the use of plant and machinery, which are audible at the boundary, shall be carried out only between 0730 hours to 1930 hours Monday to Friday, between 0800 hours and 1400 hours on Saturdays and at no time on Sundays and Bank Holidays.

There shall be no fires on site; to include the prohibition of the burning of cleared vegetation.

A suitable dust management scheme shall be implemented on site to prevent dust nuisance from arising.

Plans detailing the proposed foul drainage layout should be submitted to the Housing and Public Protection Department.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1026
COMMUNITY:
Gwersyllt
WARD:

Gwersyllt West
	LOCATION:
Pendine Medical Centre  Summerhill Road  Wrexham 

DESCRIPTION:
Erection of 64 bedroom dementia care unit.
APPLICANT(S) NAME:
Mr & Mrs M F Kreft 


	DATE RECEIVED: 

20/08/2007
CASE OFFICER: 

SJG
AGENT NAME:

Wynn Rogers Partnership



_____________________________________________________________________

This application was considered at the planning Committee meetings held on 5 and 16 November 2007.  It was resolved to defer consideration to discuss a revised siting of the building.  

1. A statement has been received which was copied to members, justifying the development and responding to issues raised in the report.

2. A revised siting of the building is now proposed, as shown below.

Consultees and objectors have been advised of the revised proposals, and have been asked to respond with any revised comments before 21/12/2007.

The revised plan is, in my view, a better location than previously and I am continuing to see whether the building can be moved any closer to the existing complex in order to further reduce the impact 

As Members are aware, it is my view that the development will have a significant impact upon the openness of the Green Barrier and whilst I am aware of the strong argument that the development is needed in the Wrexham County Borough area I am not convinced that the harm to the Council’s policy is outweighed by that argument.

My recommendation must therefore remain as before.  

If Members are minded to accept the proposals, conditions should be imposed to limit the use to a dementia centre only, to require samples of materials, to confirm the floor level of the unit at the lower level, to provide screen mounding to the east and south of the unit, to provide details of landscaping and its implementation period, to agree the areas of parking and access and their surfacing, to require drainage details to be agreed, to provide an ecological survey and to agree a green travel plan. I am not clear whether an improved provision for bus stops/shelters is to be required. This may be identified in the Green Travel Plan but any mechanisms for funding off-site works would normally require a section 106 Agreement.
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My original report follows:

THE SITE

The site is on the west side of Top Road to the north-west of the existing care home.  It adjoins a woodland to the west.  Access is provided from the Class III road via a new driveway.  

PROPOSAL

Construction of a two storey building totalling 3000m2, arranged as a quadrangle, with a courtyard at the centre containing a central dayroom.  The unit comprises 64 bedrooms, 12 further dayrooms, a treatment room, reception area and associated facilities.  A new roadway and parking areas would be created, giving the building an independent access to the main entrance (involving the felling of a tree).  Foul drainage would be to the mains via a pumped connection. External materials are brick and a tiled hipped roof.  40 additional staff would be employed.  An indicative landscaping scheme has been supplied.  

APPLICANT’S SUBMISSIONS

1. Access Statement:

The proposal is a response to new legislation designed to deal with an increasing aspect of a changing society.  The number of people suffering from dementia is increasing and in Wrexham alone the number of sufferers aged 75 and over is expected to increase by 60% between now and 2021.  The Welsh Assembly Government is calling for better co-ordinated care and access to specialist services.  Pendine already provides specialist care, and the development will provide a purpose-built environment.  
Cae Bryn was originally designed as a nursing home in 1989, and provides 24 hour care to individuals with profound levels of dementia.  It does not meet the current minimum standards, and is not viable as an elderly EMI unit.  It will become a new facility for lower-level dementia.

The existing access from Summerhill would be used, which has good visibility.  The existing out-of-hours doctors surgery is to close at the end of March 2008.  Accessibility within and outside the building will be fully compliant with regulations. 

The proposed development complies with national and local policies and would not affect the established character, appearance or visual amenities of the area.

2. Green Travel Plan.

The Plan has been submitted for the new application, and to discharge condition 8 of planning permission P/2006/352.  The Highway Authority states that in transport terms, Pendine is an inappropriate location for care home development.  Summerhill Road is narrow in places, has inadequate forward visibility, lacks footways or step-aside areas and public transport is limited.  There are no current plans for improvements.  Virtually all staff and visitor travel is by car.  The closure of the out of hours surgery will reduce parking and travel levels.  

Following a survey, a Plan has been devised as follows:

a. Within 1 year the organisation will provide a database and advice on car sharing and an emergency “get you home” service.

b. Within 1 year the organisation will publicise bus services, provide internet access to transport information in the workplace and work with operators to improve services, review routing, improve shelters, and explore a minibus service

c. Within 1 year the organisation will work with the highway authority to improve cycle paths, provide lockers, showers and changing rooms, and investigate a loan scheme for bikes.

d. Within 1 year the organisation will work with the highway authority to improve cycling routes, produce maps showing recommended routes

e. Within 6 months the organisation will explore the provision of safe and convenient staging posts for multi-modal travel.

f. Over the next 18 months the organisation will aim not to increase car parking provision, review car parking allocation, prioritise parking spaces, charge for parking permits, ensure areas are well-lit.  

3. Justification Statement.

a. Introduction.

The development occupies the site of the former Pendine Hall, demolished in the late 1950’s on a site of 5.4 hectares.  It provides residential nursing care and caters for older adults affected by dementia/Alzheimers disease, as well as adults of all ages who have suffered brain injury or organic degenerative illness such as MS.  It has a high profile both locally and nationally and offers quality accommodation and specialised care, and is the largest single provider of such services to the Council.  

The facilities comprise 4 blocks aligned east-west at the northern end of the site..  Nearest the entrance is Cae Bryn (1989) which is currently a specialist dementia care unit.  Next are Highfield and Bryn Bella, now linked together, providing 24-hour care for adults of all ages who require residential, respite and day care.  At the northern end is the recently completed Pen-y-bryn home, specialising in caring for younger people with neurological disorders.

To the south is an extensive area of former landscaped gardens, comprising terraced lawns, deciduous trees and the remnants of buildings, follies, paths and a former vehicular access associated with the old hall.  The highway frontage is enclosed by a high wall.  

b. Green Barrier Policies

It is accepted that the site is not within the defined categories of development appropriate for a Green Barrier.

c. Special Circumstances

The proposal complies with the criteria of policies GDP1 and H11.  It is a well-designed building which is appropriate to the locality in scale and is set within extensive grounds.  The garden areas for existing facilities would not be compromised.  The development would not significantly reduce the openness of the Green barrier, and a case for an exception to policy EC1 on grounds of essential special need can be made.  

In Wales almost 37,000 people suffer from dementia, and in Wrexham there are 1,674 sufferers, of which 1414 are aged 75 or over.  This latter figure is expected to rise to 2265 by 2021.  There is a shortage of specialist units providing respite care facilities in nursing homes for degenerative mental illnesses.  The new facility would be a “state of the art” facility unique in North Wales.  

The applicant owns 2 other Nursing homes in Wrexham, Gwern Alyn and Hillbury and both have been considered as possible locations.  However both cater for residential clients who are more independent and do not need specialist care.  To locate the new unit at either of these locations would displace 60 residents and require relocating existing mental health services and personnel from Pendine.  

d. Visual/landscape impact 

The proposed development would not be prominent and its impact on the openness of the area would be limited.  The building would be adjacent to other buildings and set within extensive grounds that would remain undisturbed.  The harm caused to the landscape would be slight.   

4. Two letters of support are supplied:

Dr Gwyn Roberts, Chair of Wrexham Local Health Board.  The Board support the initiative and fully recognise the current pressures that patients with dementia present to the NHS locally.  The Board are very keen to work with all partners to provide timely interventions which allow patients suffering from dementia to live independently as far as possible, and to provide high quality care when needed.  

Ian Lucas, MP.  Offers full support to the proposal.  There is a very clear need for support for dementia patients and relatives.  Unless increased respite provision is brought to the area, fewer and fewer carers will be able to provide the support that the do.  Welcomes the dedicated provision for dementia sufferers.

RELEVANT HISTORY (since 1996)

CB 1197
New brain injury and nursing home


Granted 1/1/1997

CB 1788
Extension to Cae Bryn



Granted 9/2/1998

CB 2494
Extension to nursing home

 
        
Granted 12/10/1998

CB 2519
Laundry facilities




Granted 9/10/1998

CB 2812
Surgery and base for out of hours service

Refused 16/1/1999

CB 2848
Special care unit




Granted 12/4/1999

CB 3210
Office accommodation



Granted 14/6/1999

P/2002/0025
Nursing home





Withdrawn

P/2003/0143
Nursing home





Granted 12/5/2003

P/2005/0657
Felling of/works to trees



Granted 25/7/2005

P/2006/0352
Amended details for above



Granted 12/5/2006

P/2007/0203
Link extension





Granted 23/3/2007

DEVELOPMENT PLAN

Outside the settlement limits, and  within a Green Barrier and a Protection of Mineral Resources Area. Woodland TPO DT2 affects the site.  Policies EC1 EC4 CLF2 T8 PS2 PS4 MW9 H11 and GDP1 of UDP are relevant, together with LPGN 7, 16 and 17. 

CONSULTATIONS

Gwersyllt C Council:
Consulted 21/8/2007

Local Member:
Councillor K Hett is aware of the acute shortage of this facility in the Wrexham Area.  Very supportive of the application but has serious concerns over the impact on Summerhill Road as there is no footway from Pendine until Glascoed Way. The road is an old country lane never intended to support a large volume of traffic.   He and the CC have campaigned for highway improvements along the road.  The extra visitors and staff will increase the volume of traffic and add to existing problems and risk of accidents.  

Highways:
recommend a prior section 106 agreement to contribute towards the provision of a bus shelter and a revised Green Travel Plan.   

Public Protection:
Comments regarding construction works

Env Agency:
Standard advice applies  

Welsh Water:
Recommend conditions.  Off-site sewerage connection involved.  

CCW:
Comments

WACS:
Objects strongly.  The proposal is bland and lacking in imagination both in layout and elevational treatment.  There are no detailed landscaping proposals and the previous scheme has not been carried out.  

Access Group:
Statement is not acceptable.  Issues with accessibility along Summerhill Road

CSIW:
No comment

Chief Social Care Officer:
From a service need point of view Social Services have identified that the services to be provided on the above site are needed in the Wrexham area.  Supports the facility in order to meet the increasing demographic demands of older people in need of this type of care.  

Adult Services Officer:
Social Services was advised of this development in the early days of its inception and are in principle supportive of the proposal.

The numbers of older people in Wrexham is set to rise significantly in the future and this will lead to increasing numbers of people with dementia.   Currently residential and nursing care for this population is at a premium and we find that people are delayed in hospital because community beds are not available, or are having to travel out of area and thus away from their family and friends

There is therefore a need to increase the market supply and the model proposed is also one we would fully support as it would provide the possibility of people not having to move to a different location when their condition deteriorates--an important consideration when caring for people with dementia.

Site Notice:
Expired 13/9/2007

Press advert:
Expired 14/9/2007

Other representations:
Adjoining occupiers notified 24/8/2007


3 objections received on grounds of:

a. Inappropriate development within a Green barrier

b. Site has grown to a hospital size

c. Previous applications refused for development in this area. Consistent policy should be applied to development within Green barriers

d. Increased traffic on unsuitable road subject to a 60mph speed limit.  The road has no lighting and inadequate footways.

e. Additional dangers to pedestrians and motorists

f. Developer should pay for footway/highway improvements if permission is granted.

g. This area of the site should have been planted under the previous permissions

h. Appropriate screening/ planting must be carried out if permission is granted

SPECIAL CONSIDERATIONS/ ISSUES

Policy: The site is outside any settlement limit so development would be contrary to Policy PS1 and PS2. In addition, Policy EC1 states: "within Green Barriers, development will only be granted planning permission if it for agriculture, forestry, essential facilities for outdoor sport and recreation, cemeteries and other uses of land…" This policy mirrors the national policy stance as contained in paragraph 2.6.16 of Planning Policy Wales. The erection of a new, residential nursing home does not accord with this policy and I understand that the developer accepts that view.

Policy H11 deals with the development of new residential and nursing homes. The supporting statement accompanying the application implies the development is in accordance with policy H11. However, policy H11 does not contain any provision to treat new structures within the curtilage of an existing nursing home any differently than a completely new proposal, and it should be treated as an independent new structure. The reasoned justification accompanying policy H11 states "Proposals for new build residential care and nursing homes must accord with the Plan's location and environmental policies" (UDP paragraph 6.21). Therefore in order to conform with policy H11 the proposal would need to be in accordance with the UDP's strategic policies relating to the broad location of development. Policy PS1 states 'New development for housing, employment and community services will be directed to within defined settlement limits/employment areas". Therefore, in accordance with this policy, new nursing home facilities should be directed to locations within settlement limits, so this proposal is out of accordance with policy PS1, and therefore policy H11.

Mineral Protection policy: In view of the small area involved and adjoining developments, the application is unlikely to impact on the mineral resource.

Alternative Locations:  The application includes a comprehensive statement of need and justification as a special case.  The point is made that there are no other suitable locations for this very specialised type of care, which have the necessary skilled workforce and quiet, attractive grounds.  It is accepted that the applicant’s own sites are not suitable due to the space available and the more residential care provided at these sites.  

Highways:   Pendine Medical Centre is situated on a classified highway subject only to the national speed limit. Visibility at the existing access is considered satisfactory to cater for the increased level of vehicular movement likely to be generated by this proposal.

The location of the access is such that access to the site by modes other than the private car is difficult to promote. This is because of a lack of adequate walking and cycling routes. There are many perceived safety barriers that would require significant investment in the highway infrastructure to overcome. Most of the land required to provide pedestrian provision between the site and Gwersyllt in a northerly direction is in private ownership. Given the relatively low predicted traffic increase likely to be generated by the current proposals it would be unreasonable to expect the applicant to fund such a scheme, if indeed it were achievable.

To overcome highway concerns about the development the onus is therefore on the applicant to promote and encourage a more sustainable access to the site.

The travel plan submitted by the applicant needs to be realistic in what can be achieved. Increased walking and cycling although highly desirable are difficult to achieve in this location. The plan therefore needs to concentrate on those initiatives where there is more potential for reducing the number of cars accessing the site.

The travel plan undertaken by the applicant was a very useful exercise, and meets the requirements of the previous permission.  A more detailed Plan is required, to be complimented by a plot of where employees live, in order to identify potential for car sharing initiatives and provision of a mini bus service. 

The bus stop immediately outside the Pendine Nursing Home would benefit from the provision of a shelter.

Conclusion:  Notwithstanding the very clear support for the scheme put forward by the applicant, this proposal represents a very significant departure from the adopted development plan. 

The developer has been advised in writing on at least two previous occasions that further development will not be permitted at the site and the last site visit by the Committee, Members added the following note to applicant:

The Council advises that this permission has been granted exceptionally in the Green Barrier where the open character of the area is considered of significant importance.  You should be aware that it is considered most unlikely that further permissions will be granted elsewhere on the site. (25/4/2003)

They also required that this part of the site be planted up to improve screening. The scheme has yet to be implemented. 

It is considered that there is not sufficient justification to permit the further encroachment into the open countryside and into a green barrier. The application is therefore contrary to policy PS1, EC1 and H11. 

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The development represents additional development outside settlement limits and in a green barrier and would erode the open character of the area. It would be contrary to policies PS1, EC1 and H11 of the adopted Wrexham Unitary Development Plan.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1045
COMMUNITY:
Chirk
WARD:

Chirk North
	LOCATION:
Ley Farm  Off Sycamore Drive Chirk Wrexham 

DESCRIPTION:
Erection of 80 no. residential dwellings, garages and associated roadworks.
APPLICANT(S) NAME:
   J S Bloor (Wilmslow) Ltd

	DATE RECEIVED: 

23/08/2007
CASE OFFICER: 

SJG
AGENT NAME:

J S Bloor (Wilmslow) Ltd



_____________________________________________________________________

THE SITE

The site is steeply sloping and has an area of 3.86Ha to the east side of the village. 

[image: image18.bmp]
APPLICATION

As above it includes alterations to Sycamore Drive and Offa (access on to Holyhead Rd).   

The mix of dwellings is as follows:

60 four bedroom detached (all 2 storey)

4 three bedroom detached (all 2 storey)

12 three bed 2 ½ storey terraced

4 three bed 3 storey terraced

12 of the terraced houses are at the lowest level, with the estate road passing up to two higher levels.  Public open space is provided along the eastern and western boundaries and within the site.  

The density is 20.7 dwellings/ hectare with 6480m2 of public open space.  

Design and Access Statement

A summary of planning policies and issues is provided, together with a very comprehensive analysis of local access routes, services and paths.  The key feature of the site is the 1 in 7 slope.  

A play area is proposed as a welcoming feature at the entrance from Sycamore Drive.  Footpath links have been allowed for. 

Visual appraisal and Landscaping Scheme

The report includes visual appraisal and montages from agreed viewpoints.  It concludes that the proposed scheme offers a more sympathetic scheme to the 1977 approval.  The issues raised in the previous application have been responded to and several amendments have been made in terms of areas of open space, height of dwellings, planting and embankments.  

Sustainability Report and Eco Homes Assessment

The scheme has been assessed under the Council’s LPGN22 and in addition an initial Eco Homes report has been supplied. Sustainability measures have been detailed and the issues raised previously have been responded to.  

Ground Investigation Report

A major conclusion reached by the consultant is that the site is not constrained by fault lines running north-south along the higher part of the site, indicated on the 1977 and 2004 applications.  This has enabled development to be re-assessed.

Transport statement and off-site junction improvements

The new access to the B5070 Holyhead Road at Offa is again a part of the proposals.  The plans show that Sycamore Drive (but not Ash Grove) would be made up to adoptable standards.  

Statement regarding Affordable Housing

Counsel’s advice has been obtained (by the applicant), concluding that a requirement for affordable housing could not be justified as there is a valid permission, and that any refusal on this issue would be overturned at appeal.

APPLICANT’S SUBMISSIONS

We are extremely disappointed with what appears to be a complete about face by the Council in respect of the design of this scheme at this very late stage.  At no stage during the discussions following the refusal of our earlier planning application did  you indicate that our strategy of closely following the design parameters of the Bellway scheme was inappropriate.

We do not consider that the Council can justify this position particularly given the Bellway scheme was approved subject to the signing of a legal agreement by your Members prior to its withdrawal.  Indeed you must have considered that the design of the scheme before you was more or less acceptable otherwise you would not have agreed to holding the appeal in abeyance, as you must have considered that there was a reasonable prospect of resolving the design related reasons for refusal associated with the earlier application.  We request that you review your position in light of this.

We are also concerned as to the lack of progress in resolving the affordable housing matter.  You advised in an e-mail to Max Whitehead on 28 September that you would be consulting with your Legal Department on that day and we fail to see how such a straightforward legal matter can take in excess of two months to resolve – particularly in light of our clear and unambiguous advice.  This is a critical matter in light of both parties potential costs in preparing for the appeal and we request that you seek a response from your colleagues as a matter of urgency.
RELEVANT HISTORY 

9/1796 Residential development (outline)


Granted 3/7/1973

4/0275
Retail development (outline)



Granted 12/2/1975


4/0419
Public house





Refused 8/4/1975

4/0420
Details of estate roads under 9/1796


Granted 8/4/1975

4/0873
Details of dwellings under 9/1976


Refused 27/7/1976

4/1009
Details of shop under 4/0275



Granted 9/3/1976

4/1462
10 bungalows





Refused 27/7/1976

4/2006 Erection of 85 dwellings



Granted 14/6/1977

The 1977 permission was for the site excluding the area reserved for the shops, and proposed 56 two bedroom semi-detached houses, 12 three bedroom semi-detached dwellings, 12 three bedroom detached dwellings and 5 two bedroom bungalows.  A smaller area of open space was proposed in the north-east corner of the site.  The shop was a 400m2 self-service neighbourhood shop sited on the west part of the site near to the access from Sycamore Drive.

Following Counsel’s opinion, confirmation was given in December 1995 that the planning permission had been implemented and remained valid.  

P/2004/0627
106 dwellings
etc.



Withdrawn August 2004

P/2004/1198
89 Dwellings etc. 10/1/2005.  Resolved to grant subject to s106 agreement relating to public open space and off-site highway works, together with revocation of pervious permissions.  

Withdrawn March 2006  

P/2007/0028
89 dwellings and associated works 
Refused 5/3/2007Appeal lodged

DEVELOPMENT PLAN

Within settlement limits.  The relevant Polices of the UDP are PS1, PS2, PS3, PS4, GDP1, GDP2, EC4, EC13, H2, H7, T8, T9 and CLF5.  LPGN 7, 10, 15, 16, 17, 21, 22, 24, 27 and 28 are relevant.  

CONSULTATIONS

Chirk Town Council:
concerned that: - 

1. the site will be over-developed. 

1. the layout is generally in long rows. 

1. the public open space with path is on steeply rising ground. 

1. a children’s play area and equipment have not been included in the proposals. 

1. the existing sewerage system serving Chirk and Lodgevale Park in particular is at present giving rise to surcharging and flooding and foul smells. 

These problems need to be properly dealt with before the discharge of sewage from this development site is allowed.

6. the existing surface water sewer discharges to a ditch to the Northern part of Lodgevale Park. No detail is given to show how surface water is to be dealt with. 

6. that foul sewage is discharged to the surface water and ditch at times of heavy rain. The potential for a substantial health hazard exists due to the foul sewerage system serving Chirk being inadequate. 

6. that Sycamore Drive is an un-adopted road and the sewerage system is believed to be un-adopted too. (The plan submitted with the proposal show Sycamore Drive to be in the ownership of the applicant/prospective purchaser). 

6. the proposed new estate access off the B5070 is considered not to be the best option. The Council recommends that access to the development should be from Chirk Green Lane (suitably upgraded and improved) to the East of the site. 

The Council recommends that the above-mentioned points are properly answered before the application is determined.

Also, that Welsh Water  and the Environment Agency resolve the problems that exist with both the Foul Sewerage and the Surface Water Sewerage systems serving Chirk and Lodgevale Park and carry out remedial works to ensure both systems work satisfactorily without causing nuisance before allowing additional loading into them.

Local Member:
The application will have a major impact on the visual amenity of area and landscape, visible form many directions.   The proposed entrance at Offa has not had a detailed traffic assessment will cause more traffic problems that it would alleviate.  An entrance to the east side of Lodgevale Park would be better.  

Highways:
Recommend conditions including a traffic calming scheme for Sycamore Drive and the new estate.  Would not object to the deletion of the proposed second access if there are significant local objections.    

Public Protection:
Recommend noise survey, and comments

Env. Agency:
conditions relating to surface water regulation system. 

W. Water:
Recommend conditions

CCW:
Comments

CPAT:
No comment

National Trust:
Consulted 28/8/2007

WA Civic Soc:
Objects.  The development is lacking the good design and layout fitting for this prominent site.  The scheme is banal and uninspiring and should be refused.

Wrexham Access Group:
Comments on accessibility issues.  Access to shops and services important issue. 

Rights of Way:
Consulted 30/8/2007

Ramblers: 
Footpath 45 should be incorporated into the site layout

Environment:
Consulted 30/8/2007

Housing Policy:
Consulted 30/8/2007

Education:
Consulted 29/8/2007

Press advert:
Expired 21/9/2007

Site Notices:
Expired 21/9/2007

Other representations:
Adjoining occupiers notified 30/8/2007


35 letters of objection received on grounds of:

a. There is totally inadequate access through Sycamore Drive.  The huge increase in number of vehicles using Sycamore Drive would bring many hazards; most homes now have 2 vehicles, plus visitors, and the necessary service vehicles, and emergency vehicles.  Car ownership levels have increased greatly since the original permission was granted.

b. The steep gradient of the road created by an extension of Sycamore Drive would mean much more noise and pollution.  Vehicles descending such a hill could well exceed safe speeds in this built-up area, to say nothing of further dangers during icy/ snowy conditions. Water running down this road in wet weather can make it seem more like a river.  

c. The aesthetic quality of the locality will be detrimentally affected. The current proposal is quite out of character and would totally mar the skyline. This impact, not just on the immediate area but views from all the surrounding countryside, would be totally unacceptable.  

d. Right of Access is questionable - Sycamore Drive and Ash Grove, both being unadopted roads, are not owned by the Council but are in fact held in Bond by the home owners that front onto them. 

e. There are children living on Sycamore drive that play on the pathways and on the roads. As it currently stands it is a dangerous road to play on, due to the speed some people drive from the cul-de-sac, round a blind corner and down Sycamore Drive. Take in account the substantial volume of vehicles attempting to drive down  the sharp decline from this high located area (where the dwellings would be - its on a sharp incline above Sycamore Drive) this would increase driving speed and the risk of accidents, both to children, people in general and other cars is bound to increase significantly.

f. Steep gradient of estate road would create severe problems for residents living below the site in terms of noise, disturbance and speeding traffic.

g. Noise and disturbance would adversely affect Chirk Hospital

h. Sewerage system is already overloaded

i. Land is unsuitable for building due to old mine workings

j. The new access to Holyhead Road at Offa will adversely affect the amenities of the adjoining dwellings in terms of greatly increased noise, disturbance and fumes.  It will not make the traffic situation any better and will actually make things worse.  

1 Letter of support received from landowner.  

a. Points out that the site has valid permissions for residential and retail development.

b. The new scheme provides significantly more open space and fewer dwellings.

c. The applicants have gone to a great deal of trouble and expense in preparing the revised scheme and have a good reputation.

d. Recommends the scheme to the Council
SPECIAL CONSIDERATIONS/ ISSUES

Previous decision:  The four reasons for refusal on the previous application related to public open space, affordable housing, sustainable design and layout and appearance. Despite the applicant’s assertions (above) I am satisfied that this scheme is unacceptable on design/layout grounds and is materially worse than the previous one. I am still awaiting our Counsel’s opinion on affordable housing and will update members as to whether the second reason for refusal (below) can remain. 

Public open space:  Provision now appears to be sufficient.

Affordable housing is again not provided for, as justified by the applicants legal opinion (see above).  The developer considers that the existence of a valid permission means that the requirement for affordable housing provision cannot be insisted upon.  The reduction in number of dwellings should also be taken into account. I have requested legal advice on this issue.  

Sustainable Development A genuine attempt has been made to include sustainable design features into the scheme.  A condition would be necessary to ensure that all relevant details are submitted and included in the finished development.  However, there is a limited range of house types, which results in an unimaginative appearance, which is compounded by the need for the linear pattern of development. Links could be improved to allow pedestrian access directly across the site.

The remaining issues are layout, appearance and landscape impact.  Any development of this site will have a significant impact as it is a prominent site visible from a wide area containing several sensitive landscape designations.  If the site did not have a valid planning permission (and because of this it was included in the settlement limit), a residential proposal would not be entertained on landscape grounds alone.  

Concerns remain over the following points:

1. The landscape scheme, which is essential to the visual integration of this large-scale housing development within a visually prominent, elevated, rural hillside setting, does not provide adequate mitigation measures appropriate to the site’s context, and the prominence which the development would have within local and distant views. 

2. With regards to streetscape character within the site, the linearity of the principal road into the site - Road 1, reinforced by the uniformity of houses climbing directly up the hill, fails to make the most of the site’s landform and the development’s potential visual character. The limited space along the road frontage does not allow for street tree planting, which could otherwise help offset this built form. In this respect, the1970’s application road layout is a better layout.  The continuous line of dwellings along the top of the site is an unfortunate feature.

3. Pedestrian permeability along paved routes thorough the site is constrained to the road network.

4. The fencing off of the upper POS, further reduces permeability, but the fencing is essential for safety reasons given the steep gradients.

5. The site lies within the proposed Pontcysllte World Heritage Site buffer zone.  A further appraisal of potential visual impact and mitigation would be desirable.  

Account must be paid to the previous permission, and the decision made in 2004/5 to grant permission for a scheme for 89 dwellings, subject to a legal agreement. 

With regard to the layout, it is considered that this does not overcome the concerns raised in reason 1 of the decision on the previous application P/2007/0028.  In particular, the long unbroken lines of large dwellings with minimal gaps between them along the top of the site would be an unattractive feature.  The clear view from entering to the site will be a series of terraces. I have requested that further consideration be given to providing a more open layout in this area.  

Therefore on the basis of the application as it now stands, reasons 1 and 2 of the previous decision would still apply.

Other Issues:  The representations received on the application also raise other issues, which must be considered again even though they did not feature in the refusal decision. They must be viewed in the context of a valid permission on the site. 

Ecology:  The lane hedgerows (eastern boundary) are drawn on the Tithe Map and are therefore of historical importance under the Hedgerow Regulations, they are also species rich.  The hedgerows and trees around the site are important in providing wildlife corridors for species movement.  If possible the hedgerows should be enhanced and expanded and all trees retained. These corridors are especially important because they link to a woodland.  The new scheme does offer some advantages in terms of the open space along the northern boundary and separation of dwellings from the site boundaries.  An ecological report was carried out for the previous applications in 2004.

Setting of Chirk Castle/Park:  The view to the north-east from Chirk Castle is not identified as a significant view in the Cadw register of parks and gardens in Wales.  Whilst there will be an impact on views from the park, the industrial development on the west side of the village forms the dominant feature in any views in this direction.  

Use of Sycamore Drive for access:  Sycamore Drive and Ash Grove are public highways but are un-adopted private streets.  The Section 40 agreement drawn up by the original developer and signed by Clwyd CC in 1976 showed Sycamore Drive to be constructed as an estate road.  However no bond was executed for the agreement, and the company went into liquidation. 

At the time of the 1977 permission, there was an agreement in force for the construction of an adoptable road up to the current application site boundary. A later agreement with a subsequent developer was validated but did not include Sycamore Drive, apart from the bellmouth junction with Crogan.  

In the 2004 application, a “Grampian” condition was proposed requiring that both unadopted roads be made up to a standard suitable for adoption by the Council prior to any development on the application site.  

Public Right of Way:  The application offers a new route for a section of footpath 45 obstructed by encroachment from existing dwellings.  Links to the path from the site are also provided for.  Therefore the development will have a positive impact on the local rights of way network.  

Access to B5070 via Offa/Crogan:   Highways advised in the first application that the existing road network was not suitable to cater for the development of 106 dwellings without traffic calming measures and a second access to the B5070, which are now part of the application.  A similar point was made by Chirk Town Council in their objection to the first application, but the Town Council are now objecting to the second access.

The details for an alternative access from B5070 on to Lodgevale Park have been the subject of some debate, and specific objections from the Town Council and affected residents. It would appear from comments passed that the existing access via Crogan could adequately serve the additional properties even though not in conformity with Council standards.  Emergency access is possible across the grass verge fronting Holyhead Road. Highways did not object to deletion of this new access in the 2004 application, but members decided that it should be a requirement (achieved through a commuted sum as part of the proposed legal agreement). 

Drainage:  The application offers a sustainable drainage system for storm water drainage, acceptable to Welsh Water and the Environment Agency.  

Schools Contribution:  No contribution is required in this case.

Separation distances:  Full compliance with the revised version of LPGN21 is difficult on such a steeply sloping site, but efforts have been made to ensure a reasonable degree of outlook and privacy for the new dwellings within the site.  There are no issues regarding the relationship of proposed dwellings to existing dwellings. There are concerns over separation distances in the corner areas, particularly plot 20 which is within 8-10 metres of a gable wall.  

Conclusion:  The revised application has addressed some of the reasons for refusal of the previous application.  The affordable housing and landscape/ layout issues remain.  The developers have indicated that they are not prepared to make any further modifications to the scheme.  

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The development would detract from the character of the locality by reason of the site layout and relationship with the site contours, creating an intrusive and unattractive appearance from nearby and distant viewpoints.  For these reasons, the development would be contrary to policies PS2 and GDP1a of the adopted Wrexham Unitary Development Plan.

2.
The development does not provide for an element of affordable housing in accordance with Local Planning Guidance Note 22 and would therefore be contrary to policy H7 of the adopted Wrexham Unitary Development Plan.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1055
COMMUNITY:
Gwersyllt
WARD:

Gwersyllt East & South
	LOCATION:
 Clwyd Reinforcements Ltd Rhosddu Industrial Estate Rhosddu Wrexham 

DESCRIPTION:
Erection of speculative industrial units
APPLICANT(S) NAME:
   Clwyd Reinforcements Ltd

	DATE RECEIVED: 

29/08/2007
CASE OFFICER: 

JGK
AGENT NAME:

G  Raymond Jones & Associates
Mr M Davies
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THE SITE
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PROPOSAL

As above.

RELEVANT HISTORY

P/2004/1608
Erection of speculative industrial units.  Granted 15.02.05.

P/2005/0463
Erection of speculative industrial units.  Granted 22.06.05

DEVELOPMENT PLAN

Within settlement limits and Rhosddu Employment Area as shown in the Unitary Development Plan Policies PS1, PS2, GDP1, E1 and T8.  Local Planning Guidance Note 26 – Landscaping and Industrial Estates apply.

CONSULTATIONS

Community Council: 

Notified 30.08.07.

Local Members:
Cllr George: Concerns regarding continued impact of increased traffic on local communities.


Cllr D Griffiths notified 30/8/07

Highways:
No objections – add conditions re. adequate visibility, parking and turning, gates 5m from highway, paving 10m behind highway boundary and existing access to be permanently closed up.

Public Protection:
Add conditions re. potential contamination and noise.
Health and Safety Executive:
Does not advise, on health and safety grounds, against the granting of planning permission.

Welsh Water:
Add conditions to protect integrity of public sewerage system.

Environment Agency:
Add conditions re storage of oils, fuels, chemicals, etc. Plus notes to applicant.

Wrexham Access Group:
Not good enough.

Ramblers Association:
Does not affect any public right of way.

Site Notice:


Expired 26.09.07.

Adjoining Occupiers:

Notified 17.09.07.

SPECIAL CONSIDERATIONS/ISSUES

Background: The site forms part of a currently vacant and undeveloped plot within the Rhosddu Industrial Estate.  Planning permission was granted in June 2005 for the erection of seven ‘speculative’ industrial units (see plan above).  The current proposal is for a further two units.

Scale and Design: The scale, design and use of materials relating to the proposed development are similar to that already consented within the overall site.  The details are therefore appropriate and in accord with UDP Policies PS2 and GDP1.

Highways:  The proposal will use an improved access to the site off the existing industrial estate road, an unclassified road subject to 30mph speed limit.  It is estimated that typical speed limits would be around 20mph due to the geometry of the road.  The proposed access is centrally located and approximately 8m in width and I have conditioned that the existing access to the western end of the site be permanently closed up.  Adequate visibility splays can be achieved and conditioned.  A 1.8m wide footway shall be constructed across the frontage of the site.  The amended plans now shows sufficient parking provision for B2 usage (general industry) of 34 spaces, 4 no of which are to mobility standard.  I have also attached a condition to ensure the provision of adequate turning facilities including the turning of an articulated HGV.  

Contamination: The proposed development is within 250m of the former landfill site known as Holmes Plant Hire.  In addition there is knowledge of made up ground in this are in relation to mining.  In light of this it will be necessary to attach an appropriate condition so as to ensure that any potential contamination issues are dealt with.

Conclusion: I consider that the proposal is appropriate and that it complies with the criteria detailed in U D P policies and Local Planning Guidance Notes.  The site is located within a recognised employment area and will not result in a detrimental increase in vehicular movements.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
No part of the development shall be commenced 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.

3.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

4.
The premises shall not be used for any purpose other than a purpose within Class B2 and/or B8 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (or in any provision equivalent to that class in any statutory instrument revoking and re-enacting that Order with or without amendment).

5.
The proposed access shall have a visibility splay of 2.4m x 25m in both directions measured along the nearside edge of the adjoining carriageway over land within the control of the applicant and/or the Highway Authority.  Within the splays there shall be no obstruction in excess of 1 metre in height above the level of the adjoining carriageway.  The splay shall be provided prior to commencement of use/occupation of the development hereby approved and shall thereafter be retained clear of such obstruction.

6.
The vehicle parking and turning areas indicated on the approved plans shall be laid out, surfaced and drained prior to the first use of the building hereby granted and shall thereafter be retained for those purposes.

7.
The existing access at the western end of the site shall be permanently closed up  and a 1.8m wide footway constructed along the remaining site frontagebefore the development is first brought into use.  Dropped crossing points including tactile paving shall be incorporated across the proposed access.

8.
No gates shall be erected within 15m of the nearside edge of the highway.

9.
The surface of the proposed access shall be paved using bound materisals for a distance of 10m behind the highway boundary before the development is brought into use

10.
Development shall not begin on site until a scheme to deal with potential contamination at the site has been submitted to and approved in writing by the Local Planning Authority.  This scheme shall include a phased investigation approach to identify the extent of contamination and any measures required to remediate the site, including post-development monitoring.  Where remediation works are required, the development shall not be occupied/used until a Validation Report to show that the works have been satisfactorily carried out has been submitted to and approved in writing by the Local Planning Authority.

11.
Noise levels arising from the development shall not exceed 55 dB(A), expressed as a 1 hour LAeq, between the hours of 0700 hrs to 1900 hrs, inclusive, as measured at the boundary of the site

Noise levels arising from the development shall not exceed 45 dB(A), expressed as a 15 minute LAeq, between the hours of 1900 hrs to 0700 hrs, inclusive, as measured at the boundary of the site.

12.
Inspection manholes shall be provided and clearly identified on foul and surface water drainage systems, in accordance with a scheme to be submitted to and approved by the Local Planning Authority.  

13.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas and hardstandings shall be passed through trapped gullies with an overall capacity compatible with the site being drained.  

14.
All works, ancillary operations and the use of plant and machinery which are audible at the site boundary shall be carried out between 0730 hours to 1930 hours Monday to Friday, between 0800 hours to 1400 hours on Saturdays and at no time on Sundays or Bank Holidays.

15.
All hard and soft landscape works shall be carried out in accordance with the approved details as set out on drawing(s) No(s) 5.2003/51 rev f.  The works shall be carried out:

· prior to the occupation of any part of the development;

· in accordance with the programme agreed with the Local Planning Authority;

· within 3 months of the first use of the development with the exception of soft landscaping which shall be carried out in the first planting season (November to March) or seeding season (April to September) following the first use.

16.
All trees, shrubs and hedge plants supplied shall comply with the requirements of the current BS 3936 Specification for Nursery Stock.  All pre-planting site preparation, planting and post-planting maintenance works shall be carried out in accordance with the requirement of the current BS 4428 Code of Practice for General Landscape Operations (excluding hard surfaces).  All new tree planting shall be carried out in accordance with guidance contained in Section 13 of the current BS 5837 A guide for Trees in Relation to Construction - Recommendations.

17.
Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased within five years from the completion of the scheme shall be replaced by trees or shrubs of similar size and species to those originally required to be planted unless otherwise approved in writing by the Local Planning Authority.

18.
Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious bases and surrounded by impervious bund walls.  The volume of the bunded compound should be at least equivalent to the capacity of the tank plus 10%.  If there is more than one tank, the compound should be at least equivalent to the capacity of the largest tank, or the combined capacity of interconnected tanks, plus 10%.  All filling points, vents gauges and sight glasses must be located within the bund.  The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata.

19.
Foul water and surface water discharges shall only be drained separately from the site

20.
No surface water shall be allowed to connect (either directly or indirectly) to the public sewerage system.

21.
No land drainage run-off shall be permitted, either or in directly, to discharge into the public sewerage system.

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.
To ensure that the development fully complies with the appropriate policies and standards.

4.
The on-site parking as approved is only sufficient for the uses identified.

5.
To ensure that adequate visibility is provided at the proposed point of access to the highway.

6.
In the interests of highway safety.

7.
In the interests of highway safety.

8.
To ensure safe and adequate manoeuvres in the interests of highway safety.

9.
To ensure that reversing by vehicles into or from the highway is renedered unnecessary in the interests of highway safety.

10.
In the interests of the amenities of the future occupants of the buildings

11.
To ensure that the development is not used at a time which would be likely to cause nuisance or disturbance to nearby occupiers.

12.
To enable discharges from individual premises or buildings to be inspected and sampled.

13.
To prevent pollution of the water environment.

14.
To ensure that the site is not used at a time which would be likely to cause nuisance or disturbance to nearby residents.

15.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

16.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

17.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

18.
To prevent pollution of the water environment.

19.
To protect the integrity of the public sewerage system.

20.
To prevent hydraulic overloading of the public sewerage system, to protect the health and safety of existing residents and ensure no detriment to the environment.

21.
To prevent hydraulic overload of the public sewerage system and pollution of the environment.

NOTE(S) TO APPLICANT
1. The premises are required to comply with the provisions of the Health and Safety at Work etc Act 1974 which, in this case is administered by the Health and Safety Executive.  You are advised to contact the Health and Safety Executive, Crown Buildings, Wrexham.

2. The scheme of landscaping referred to in the above conditions shall include any changes to ground levels (shown by existing and proposed contours/levels) and any existing vegetation (showing that to be retained) and proposed planting.  In addition, any of the following which apply to the particular site must be included:-  means of enclosure, car parking layout, access and circulation areas, materials for hard surfaced areas, any minor structures (eg refuse stores, lamp columns, play equipment) location of services and any historic landscape features to be retained/improved.

3. Further advice on compliance with Condition 10 may be obtained by contacting the Council's Environmental Protection Section Tel 01978 297041.  Should the investigation identify contamination issues that may affect receptors other than the site users eg. groundwater, then it is recommended that these issues area also addressed in consultation with the Public Protection department prior to works commencing on site, so as to avoid enforcement under part II of the Environment protection Act, 1990.

4.  Your attention is drawn to Highway Supplement Notes numbered 1, 3, 4 and 5 on the enclosed "Applicants' Rights and General Information".

5. Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or underground waters.

6. Only clean surface water from roofs and paved areas should be discharged to any soakaway.

7. Detergents entering oil interceptors may render them ineffective.

8. Any waste excavation material or building waste generated in the course of the development must be disposed of satisfactorily and in accordance with section 34 of the Environmental Protection Act 1990.

9. If during construction/excavation works any contaminated material is revealed then the movement of such material either on or off site should be in consultation with the Agency.

10. Movements of Special Waste from the site must be accompanied by Special Waste consignment notes.

11. Carriers transporting waste from the site must be registered waste carriers.

12. The activity of importing waste into the site for use as, for example hardcore, must be registered by the Environment Agency Wales as an exempt activity under the Waste Management Licencing Regulations 1994.

13. Any works (including temporary works) in, under, over or adjacent to any watercourse may require the formal consent of the Environment Agency prior to works commencing. In accordance with the Agency's "no-culverting" policy, consent for culverting will only normally be granted for site access purposes.

_____________________________________________________________________

	APPLICATION NO:
P/2007 /1087
COMMUNITY:
Offa
WARD:

Hermitage
	LOCATION:
 Barracks Fields Brynycabanau Road  Wrexham 

DESCRIPTION:
Residential development (25 no. Dwellings)
APPLICANT(S) NAME:
   Anwyl Homes

	DATE RECEIVED: 

06/09/2007
CASE OFFICER: 

DSW
AGENT NAME:

Astle Planning & Design Ltd
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THE SITE
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An area of open land measuring 0.9 hectares bound by residential uses to the north and west, playing fields to the south, a children’s play area immediately to the east, with Brynycabanau Road beyond. The disused Barracks buildings and the vehicle test centre lie opposite this road to the east. A number of trees protected by a preservation order surround the site.

PROPOSAL  

As above. This is a reserved matters application. Amended plans received to address parking and detailed highway matters.

HISTORY

P/2005/0249
Outline application for residential development and construction of new vehicular and pedestrian access. Permission Granted 09.05.05.

DEVELOPMENT PLAN

Within settlement limits. Policies PS2, GDP1, CLF1, CLF4 and CLF5 and Local Planning Guidance Notes 10, 16, 21 and 22 apply.

CONSULTATIONS 

Community Council:
Object on the grounds that an application for a development of 25 dwellings should make an allowance for a proportion of affordable housing in line with the Council’s Policy on affordable housing. Members also object to the layout of the parking spaces 3 in a line which would cause problems for residents

Local Member:
Notified 10.09.07.

Public Protection:
No objections subject to note controlling time of construction in the interests of residential amenity.

Highways:
No objections to the amended proposals. Slight shortfall in parking justified given the sites location with good transport links.

Environment Agency:
No observations -has assessed this application as having a low environmental risk.

Welsh Water:
No objections subject to appropriate conditions to deal with surface and foul water disposal.

Wrexham Access Group:
Notified 10.09.07

Other representations:
One letter received from an adjoining occupier raising the following points:

i) The new dwellings should face the area of open space to provide natural surveillance.

ii) Request boundary trees are felled.

iii) Japanese knotweed from the site grows through to adjoining garden area. Could this be addressed.

Site Notice:


Expired 09.10.07.

SPECIAL CONSIDERATIONS/ISSUES


Policy: The site benefits from an outline consent granted on 9th May 2005. This is a reserved matters application and consequently there can be no objections in principle to housing on this site provided the proposal meets the requirement of UDP Policy GDP1.

Residential Amenity: The proposed layout complies with the Council’s adopted guidelines on separation distances between dwellings which will ensure an adequate standard of privacy and amenity. The retention of existing hedgerows and trees along the site boundary will also minimise the opportunities for overlooking into garden areas of existing properties backing onto the site. A pocket park has been provided along the northern boundary which will also afford a high level of privacy to dwellings on Norman Road.

House types: The scheme proposes 25 detached, semi-detached and mews 2.5/3 storey, 4 bed dwellings. The 2.5 and 3 storey dwellings reflect the scale and mass of those Victorian dwellings and large modern detached dwellings around the site. I am satisfied with the proposed scale and design of the dwellings which will be constructed in a facing brickwork under a tiled roof which will be subject to further approval.

Open Space: The open space is provided in one large centrally located area which improves visual amenity and has the benefit of surveillance from surrounding housing. Whilst there is a shortfall in POS provision by approximately one third, it is well integrated into the development and as the site lies adjacent to playing fields and a play area. I do not consider a refusal on the grounds of a lack of open space can be justified. The balance of the playing field will be retained and fenced off. Whilst this will be made secure with a 1.8m high steel fence, a condition will be imposed to introduce a hedge along this boundary to create a more attractive edge to the development.

Trees: Existing trees and hedgerows will be protected by conditions. Additional boundary planting will be introduced where necessary to strengthen thinner and more open areas.

Tree protection – I note the observations of the adjoining occupier with regards to the removal of boundary trees but they are of significant visual amenity value and should be protected.

Affordable Housing: This reserved matters application accords with the requirements of the outline permission. Affordable Housing is not therefore required.

School Places: Education had confirmed at the outline stage that there is no need for additional school places contributions.

Highways: Vehicular access is off Brynycabanau Road. Highways have raised no objections to the amended site layout which has addressed detailed technical requirements with regards to manoeuvrability within the site and pedestrian safety.

Parking: In terms of parking provision at the proposed development site. Local Planning Guidance Note No 16 would normally require the provision of 75 no. spaces for 25 no. 4 bedroomed dwellings. Although parking provision at the development site only provides a total of 65 no. spaces, there would still be at least 2 no. spaces allocated to each dwelling. Given the proximity of the site to Wrexham Town Centre and the sustainable nature of the site in terms of transport limits, I would have no objections to the proposed level of parking provision. I note the concerns of the Community Council and amended plans have been submitted to reduce the level of triple parking. 

Sustainability: A sustainability statement has been submitted in accordance with the requirements of the outline consent. This sets out a range of measures to improve energy efficiency amongst other things and reduce the use of water. Recycling facilities and composting facilities are also provided. The design of the layout has also considered new pedestrian and cycling opportunities. An appropriate condition will be imposed to ensure these initiatives are carried out in an appropriate timescale.

RECOMMENDATION A           

That the Council enters into an obligation under Section 106 of the Town and Country Planning Act 1990 requiring a commuted sum for the future maintenance of public open space. The Chief  Planning Officer be given delegated authority to settle the form and content of the obligation.

RECOMMENDATION B  

Following completion of the Section 106 obligation planning permission be granted subject to the following conditions:

2007 /1087
CONDITION(S)

1.
The development hereby approved shall be commenced before 09.05.2010.

2.
The development shall only be carried out in accordance with the amended plan(s).

3.
No part of the development shall be commenced 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.
No part of the development hereby permitted shall be commenced until full details of both hard and soft landscape works for the site have been submitted to and approved in writing by the Local Planning Authority.  The works shall be implemented in accordance with a timescale to be approved in conjunction with the scheme of details.

5.
Within six months of the first use of the development, trees and shrubs shall be planted on the site in accordance with a scheme which has been submitted to and approved by the Local Planning Authority.  Any trees or shrubs removed, dying, being severely damaged, or becoming seriously diseased within five years of planting shall be replaced by trees or shrubs of a similar size and species to those originally required to be planted.

6.
The erection of fencing for the protection of trees and shrubs shall be undertaken before any equipment, machinery or materials are brought onto the site for the purposes of the development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  The above mentioned fencing shall consist of a scaffold framework in accordance with Figure 2 of BS 5837 (2005) comprising a vertical and horizontal framework, well braced to resist impacts, with 2.1m vertical tubes spaced at a maximum interval of 3 metres.  Onto this, weldmesh panels shall be securely fixed with wire or scaffold clamps.  This fencing shall be erected at the full extent of the canopy of each tree and shrub.  Nothing shall be stored or placed in any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavations be made without the written permission of the Local Planning Authority.

7.
The existing boundary hedges shall be retained and shall not be cut down, grubbed out or otherwise removed or topped or lopped without the previous written permission of the Local Planning Authority.

8.
Nothing shall be erected or allowed to grow within the visibility splays marked on the approved plans to a height exceeding 1.00 metre above the level of the adjoining carriageway.

9.
The vehicle parking and turning areas indicated on the approved plans shall be laid out, surfaced and drained prior to the first use of the building hereby granted and shall thereafter be retained for those purposes, free of all obstruction.

10.
The estate roads and footways shall be progressively constructed to base coat standard from the junction with Brynycabanau Road across the frontage of each plot prior to the first occupation of the building erected thereon.
REASON(S)

1.
To comply with Section 92 of the Town and Country Planning Act, 1990.

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.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

6.
To protect trees which are of significant amenity value to the area.

7.
To protect the amenity of neighbouring occupiers.

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 permission hereby granted does not authorise encroachment upon, or interference with, the adjoining property.

You are reminded that the Disability Discrimination Act 1995 applies to residential development and you will be required to provided (amongst other things) level access, down stairs cloak room and wider doorways.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1162
COMMUNITY:
Rhos
WARD:

Johnstown
	LOCATION:
 34 Bryn Hyfryd Nant Park Johnstown Wrexham
DESCRIPTION:
First floor bedroom extension
APPLICANT(S) NAME:
Mr & Mrs S Gardner 


	DATE RECEIVED: 

26/09/2007
CASE OFFICER: 

LG
AGENT NAME:

Mr & Mrs S Gardner



_____________________________________________________________________

THE SITE

As above.
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PROPOSAL

As above.

HISTORY

08334

Playroom/study extension. Approved 22.10.81

P/2000/0566
Single storey extension to dwelling. Approved 25.07.00

DEVELOPMENT PLAN

Within settlement limit.  UDP Policies PS2, GDP1 and Local Planning Guidance Notes 16 ‘Parking Standards’ and 20 ‘House Extensions’ are also relevant.

CONSULTATIONS

Community Council:

Consulted 02.10.07

Local Member:
Consulted 02.10.07

Other Representations:
Notified 04.10.07

Site Notice:


Expired 25.10.07



SPECIAL CONSIDERATIONS/ISSUES
Background: The application is being submitted to the Planning Committee at the applicants’ request. The proposal is for a first floor extension above an existing ground floor side extension. The existing extension was approved in 1981 and measures 5.2 metres in width. The property is a three bedroom detached dwelling that occupies an open location on the bend of Brynhyfryd.
Appearance: The property occupies an open corner position and is visible from both Brynhyfryd and the main Wrexham Road through Johnstown. LPG 20 ‘House Extensions’ states that for corner plots such as this, the width of extensions should not be more than half the width of the original frontage of the property. This is meant to protect the integrity of the detached building and the appearance of the location. The existing side extension is more than half the width of the original frontage, however as it is only single storey in size it appears clearly subservient to the original building and does not compromise the appearance as a detached unit.

The proposal to extend above the existing side extension would serve only to emphasis the width of the extension distorting the scale of the original dwelling. The combined affect of the extensions would create a semi-detached appearance, which would not be in keeping with the detached character of the existing and surrounding dwellings.

Conclusion:  As a result of the width of the existing extension, the proposal to extend above it would not reflect the scale or form of the original dwelling and would result in the creation a semi-detached appearance to the original building. The overall impact of the combined extension would be detrimental to the appearance of the property and the detached character of the area contrary to local policy.

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The proposed development by virtue of its size, scale and position above an existing extension would result in the creation of a semi-detached appearance to a detached dwelling negatively impacting on the detached character of the original dwelling and of the surrounding area.  The proposal is contrary to GDP1(a) of the adopted Wrexham Unitary Development Plan (2005) and Local Planning Guidance Note 20 - Home Extensions.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1165
COMMUNITY:
Acton
WARD:

Holt
	LOCATION:
 A5156 Between Borras Road/Holt Road  Wrexham 

DESCRIPTION:
Construction of Wrexham Industrial Estate Access Road (Northern Section) at:-

A5156 between Borras Road and Holt Road

Land on and alongside the A534 between its junction with A5156 and Borras Hall Lane

Land between the junction of the A534 and Borras Hall Lane and the junction of Bryn Lane with Hugmore Lane comprising dualling of existing road, new dual carriageways and associated new roundabouts, lighting and drainage.
APPLICANT(S) NAME:
   Wrexham County Borough Council

	DATE RECEIVED: 

27/09/2007
CASE OFFICER: 

DSW
AGENT NAME:

Wrexham County Borough Council
S Stephens



_____________________________________________________________________

P/2007 /1165
THE SITE

Land on and alongside the A534 between its junction with A5156 and Borras Hall Lane and the junction of Bryn Lane with Hugmore Lane comprising dualling of the existing road, new dual carriageway and associated new roundabouts.

PROPOSAL

This is a full application for the construction of a new northern access link road to Wrexham Industrial Estate.  It comprises 3.2km (2.0 miles) of new two-lane dual carriageway with three at grade roundabout junctions.  Each carriageway is 7.3m wide with two 1.0m hardstrips and a minimum verge width of 2.5m.  The central reserve is generally 4.5m wide.

Running in a south easterly direction from the existing Borras Road roundabout, the route closely follows the existing A5156 and A534 corridors until it reaches a point just south of the existing A534/Borras Hall Lane junction where the new Gourton Hall Roundabout would be constructed.  The final part of the route into the Industrial Estate runs in a south easterly direction from the proposed Gorton Hall Roundabout and crosses farmland and part of Clays Farm golf course to the west of Hugmore Lane.  Apart from the Gourton Hall Roundabout (A534/Borras Hall Lane junction) two further enlarged roundabouts are proposed:  at the A5156 /A534 junction (Holt Road Roundabout) and where the new access road would enter the Industrial Estate (Bryn Lane Roundabout).  The existing Borras Road Roundabout would be retained.  A bridge would be provided to carry the new A534 over a realigned access road to the Tarmac Quarry.  This would also provide pedestrian access under the new road for public footpath users.


The application includes an Environmental Impact Assessment and has been submitted in conjunction with a further proposal for the construction of a southern access road into the Wrexham Industrial Estate, code no. P/2007/1167 which is also to be considered at this meeting.

HISTORY

CB/1999/2953

Construction of dual carriageway and accommodation works.




Approved 10.01.2000

DEVELOPMENT PLAN

Outside settlement/Wrexham Industrial Estate boundary.  The principle of this scheme is supported by UDP Policy T5 which safeguards land for this road improvement scheme.  Subject to regard to other UDP policies namely Policy EC1 Green Barrier; Policy EC2 Agricultural Land; Policy EC4 Hedgerows Trees and Woodlands; Policy EC6 Biodiversity Conservation; Policy EC12 Development and Flood Risk; Policy EC13 Surface Water Runoff; Policy EC14 Protection of Controlled Waters and Policy GDP1 there are no policy objections.

CONSULTATIONS

Acton CC:


Notified 11.10.07

Holt CC:


Notified 11.10.07

Abenbury CC:


Notified 11.10.07

Sesswick CC:


Notified 11.10.07

Marchwiel CC:

Notified 11.10.07

Local Members:

Notified 01.10.07

(Cllr MG Morris

Cllr JC Connolly)

Transport Directorate

Welsh Assembly Gov:
Does not wish to issue a directive in this instance.  The construction of these access roads will impact upon the A5156/A483 interchange as access to the Industrial Estate is improved.  It is therefore important that we continue to liaise so that both Highway Authorities can take account of, and address, traffic flow issues on the overall network.

Trunk Road Agency:

Notified 11.10.07

Welsh Assembly Gov:
Notified 11.10.07

(Environment & Countryside Section)

NFU:



Notified 11.10.07

Dee Valley Water Group:
Notified 11.10.07

North Wales Police:

Notified 11.10.07

Clwyd Badger Group:

Notified 11.10.07

Ramblers’ Association:
Notified 11.10.07

CCW:



No objections subject to conditions requiring the 

implementation of appropriate protected species mitigation in relation to Badgers and Great Crested Newts.  The mitigation proposals with regards to the great crested newt ie creation of new ponds are considered appropriate.  Implementation of the scheme may only proceed on receipt of the appropriate licence, issued by the Welsh Assembly Government.  The licence can only be issued by WAG on condition that there is no satisfactory alternative and the development will not be detrimental to the maintenance of the population of the species.

CPAT:



The archaeological assessment of this road scheme 

should follow the guidance set out in the Design 

Manual for Roads and Bridges Vol. 2 Section 3 Part 2 – 

Cultural Heritage.  We therefore recommend a 

geophysical survey of the route set out in this 

application along with surface collection of artefacts on 

ploughed fields by means of systematic fieldworking.

Highways:


Notified 11.10.07

Welsh Water:


Notified 11.10.07

Environment Agency:

Notified 11.10.07

CPRW:


Notified 11.10.07

North Wales Wildlife Trust:
Notified 11.10.07

Public Protection:

No objections subject to appropriate condition to deal 

with potential contamination issues.

Other Representations:
128 letters sent to landowners and adjoining occupiers.  

14 objection letters have been received raising the 

concerns.

1. It is suggested that alternative routes would have a lesser environmental impact and inadequate consideration and consultation has been given to alternative routes to avoid the land or, at best, to mitigate the impact will have upon the beneficial ownership arising from severing the land.

2. Inadequate consideration has been given with regards to the provision of access to severed portions of land (mainly farmland) and replacement of any buildings.  Areas will become landlocked.

3. The siting of the proposed road requires an excessive land take .… it is suggested that this landtake can be significantly reduced by an alternative scheme.

4. Adverse affect upon farm viability and severance of farmland.

5. Increase in highway related noise.

6. Adverse affects of vehicular lights beaming into dwellings or headlight glare.

7. Effects of pollution of air and water during construction phase.  Loss of privacy.

8. Impact upon land drainage, particularly with regards to the proposed pond near Llanypwll Farm.

9. A range of concerns relating to the proposed underbridge serving the Tarmac Quarry.  These relate to the following:

a) The southern “mouth” of the underpass has been designed to exit directly opposite Llanypwll Farm and Cae Ffynnon and only some 40m distance from the actual dwelling walls.

b) Intrusion from lighting within the underpass.

c) Intrusion from anti-social behaviour – particularly after dark in the form of boy-racing, drug-taking and exchange, graffiti artists, loud music etc.

d) The noise of HGVs ingressing and egressing will be heightened by the very nature of the tunnel – all of which will be directed towards the properties.  The underpass will also act as a noise conduit.

e) The properties will be directly affected by windblown dust, sand, fuel fumes etc as draughts in the underpass will be directed directly towards neighbouring dwellings.

f) Pollution on garden area of Cae Ffynnon and clothes drying will be tarnished by polluted air from the underpass.

g) The constant HGVs in and out activities will heighten the already present problems of vibration.

h) Vehicles reversing bleepers will be a constant pollutant.

i) Noise from the proposed carriageway will be “captured” and heightened by the underpass and will directly flow towards Cae Ffynnon and Llanypwll Farm.

10. The acquisition of a substantial piece of land from JCBs site may restrict future expansion plans.

11. Land to the south of the Goreton Hall roundabout – how will access be provided?

12. Field to the north of Bryn Lane Roundabout – how will access be provided?

13. Area of land south of Bryn Lane – how will access be provided?

14. Gourton Hall Farm garden access onto existing A534 – what arrangement will be made to replace the existing access?

15. Impact upon the Gredington Arms, Llanypwll.  As the CPO progress cannot be guaranteed there will be a risk that the resulting access will be unsatisfactory with regard to manoeuvring difficulties and reduced visibility.  Also concerned that business will be adversely affected during the construction of the road.

16. Adverse impact of the new carriageway on the visual amenity of Bryn Villa, Hugmore Lane.  In addition, the traffic using it will be able to move more quickly and will therefore be noisier and bring with it an increase in pollution.

17. Loss of privacy to Bryn Villa as users of the new road will have full visual access into the property.

18. Reservations made with regards to the loss of lands in Marstons ownership arising from the realignment of the A5156.  Also that the option to divert the footpath around their land should be considered at this stage.

19. Concerns expressed as to why it has been necessary to move the roundabout from its originally demonstrated position (ie the location of the existing roundabout) to its new location where it has a severe impact on the landscape.

20. The scheme will result in a significant impact upon “Tyn Twll”, Holt Road as a result of land loss and will have a severe impact upon the landscape.

21. It was stated that the Blue route would have less impact on agricultural land than the Brown route but the route now chosen is significantly different to the original proposal and has a greater impact as well as costing significantly more than previously indicated.  It is to safeguard the golf course?

22. No information has been provided detailing the area of land required for mitigation land at “Tyn Twll”, Holt Road.  The occupier of “Tyn Twll” also claims to have been misinformed and aggrieved at not having had the opportunity to express concerns and that these have not been taken into consideration.  These relate to the loss of land due to the position of the Holt Road roundabout; access to land currently accessed off Holt Road; access of land owned by the occupier of Tyn y Twll accessed off the tarmac quarry access road; landscape proposals to mitigate the effects of the Holt Road roundabout.

Site Notice:


Expired

Press Notice:


Expired 16.11.07

SPECIAL CONSIDERATIONS/ISSUES

Background:  The Council is promoting a scheme to improve access to Wrexham Industrial Estate, the principle of which was established by the former Clwyd County Council in 1984.  The scheme which involves the provision of improved access roads to the north and south of the Estate, has been developed as a single scheme, however, separate application shave been made for each of the northern and southern routes.  The principle of a new northern access road has previously been established by virtue of permission code no. CB/1999/2953 granted on 10 January 2000.  This permission, however, has lapsed and the current proposals represent a revised scheme.

Policy:  UDP Policy T5 promotes the provision of improved access to the north and south of the Industrial Estate.  The policy states that land will be safeguarded for both road improvement schemes where the land take is not yet known.  Subject to consideration of detailed environmental effects, the principle of constructing both north and south access roads is supported by the adopted Unitary Development Plan.

Alternative Schemes:  A number of alternative route corridors for access roads to the Estate were investigated during 2003 and formed part of an extensive public consultation exercise in December 2003 and January 2004.  More detailed studies were then carried out on four route corridors in the north and three in the south.  A further public consultation process was carried out in February and April 2005 on two routes (Blue and Brown) in the north and two routes (Purple and Yellow) in the south.  The consultation demonstrated that there was overwhelming support for improvements to the existing access routes.  Residents in the south suggested some alternatives to the published Yellow route and on 5 July 2005 the Council’s Executive Board confirmed the Blue route in the north and the Alternative Yellow (Y5) route for the new access roads.

Despite the comments made with regards to “alternative routes which have a lesser environmental impact” I believe careful consideration has been given to a range of alternatives, with full public involvements and the chosen route has the least environmental impact.

Economic Benefits/Need:  The Industrial Estate suffers from poor links to the strategic highway network, and as a consequence is less attractive to new businesses and does not help with the retention of existing owners, tenants and occupiers.  Existing access routes to the Estate suffer from congestion, particularly at peak times.  To enable the Estate to compete effectively with other major employment sites in the region and to encourage economic development, it is essential that high quality, direct and convenient access to the strategic highway network, is provided.  The scheme has been designed to alleviate congestion, improve safety and provide a better environment for local communities.  Generally, the implementation of improved north and south access roads would have significant benefits in terms of safeguarding and promoting the future economic prosperity of this Industrial Estate.

I note the concerns of JCB with regards to the acquisition of a substantial piece of land from their site at the industrial estate which they state would restrict future expansion plans.  Discussions however are on-going with JCB to minimise any adverse impact on their existing bunds and landscaping on Hugmore Lane.  It is proposed that the existing bund profile be replicated in relation to the proposed highway boundary, this would result in a loss of part of the existing car parking area.  Any displacement of parking, however, could be provided by extending the existing car park towards Bryn Estyn Road.  On balance, and in planning terms, the small loss of JCB land is more than off-set by the wider economic benefits the scheme will bring to the whole of the industrial estate.

Landscape and Visual Impact:  A landscape and visual impact assessment has been carried out as part of the Environmental Impact Assessment.  The northern access road follows the alignment of the existing road network particularly along the A5156 and A534 and then runs southwards crossing open agricultural land.  The landscape character of this route is more urban fringe in appearance than the southern route.  It is characterised by a number of man made features, including the residential areas of Borras; Golf Courses; localised industry; individual farms and dwellings, the local highway network and the fringes of the Industrial Estate.  The principal effects upon the landscape involve the loss of scrub woodland alongside the A534 between Keepers Cottage and Hillside Farm; demolition and loss of Keepers Cottage; a large cutting north of the Gredington Arms with the realignment of the Tarmac Access; removal of existing vegetation and quarry in proximity of the existing Tarmac Access and a new link to Bryn Villa.  A further significant effect will be the introduction of two new roundabouts at Gourton Hall and Bryn Lane and the relocation and extension of the Holt Road Roundabout.  Landscape mitigation measures however will include the protection and minimisation of woodland clearance, sensitive regrading works and planting of woodland, trees and hedgerows.  Subject to appropriate landscaping of the route corridor, I consider any adverse visual impact can be significantly reduced in time.  The proposals however will result in a significant improvement to the visual amenity of residents on Hugmore Lane with the removal of most high side vehicles from the frontage of residential properties.  The route generally follows the line of the existing highway with the exception of the section from the Gourton Hall Roundabout and the Bryn Lane Roundabout which by-passes Hugmore Lane.  In this regard, I consider the landscape impact has been minimised.  Whilst the route lies within a designated green barrier I do not consider that it would unduly affect its openness and will therefore not conflict with the requirements of this policy.

Loss of Agricultural Land:  Agriculture is the dominant land use, with the majority of land being good quality grazing land.  UDP Policy EC2 states that development on agricultural land of grades 1, 2 or 3a will only be permitted if it does not lead to the irreversible loss of that land.  Improving the existing road alignment reduces agricultural land take, although overall it will result in the permanent loss of approximately 7.5 ha of best and most versatile quality.  Altogether, five farm units will be affected, four of which will result in the severance of land from the farmstead.  I note the concerns raised with regards to the severance of farmland and the impact on viability of affected farm units but I believe the scheme has been designed to ensure any inconvenience is minimised as far as possible. Any disruption to farming operations will be addressed within the compensation procedures.  New access arrangements will be provided where necessary and most of the farms will not be unduly affected in the long term.  Any areas required for temporary works during the construction period will be restored to agricultural use.

Ecology:  The key affect of the northern access road on ecological interest involves the removal of areas of scrub woodland in the Llan y Pwll area and some hedgerow habitat.  Elsewhere the landtake for the access road affects areas of low value habitat such as arable land, improved pasture and roadside verge.  The landscape mitigation measures will result in more habitats being created than currently exist and therefore there should be some beneficial effects in the form of habitat creation.  Appropriate conditions will be imposed to ensure these are implemented within an appropriate timescale and effectively managed in future.

The most significant impact of the route is on badgers.  Extensive mitigation measures are proposed.  This will be both with regard to pre-construction, during construction and in the long term once the proposed road is in use.  Advance mitigation measures will be associated with the closure of the occasionally used sett impacted as a result of the scheme.  To address this loss, mitigation will involve the provision of a replacement badger sett to be provided prior to the construction of the road.  This will form a condition of any permission granted.  Similarly, a condition will be imposed to ensure adequate protection measures are in place during the construction period and in the longer term extensive badger proof fencing will be installed along the majority of the new carriageway with dedicated crossing points, details of which will be reserved for further approval.

The EIA has shown that the proposed northern access road presents a negligible risk to great crested newts.  Nonetheless, an appropriate condition will be imposed to ensure their protection.  This may involve a precautionary capture programme to be agreed with CCW.  The pond at Erlas Hall which is owned by the Council has been identified as an area of mitigation which can be enhanced and managed in perpetuity.  CCW have raised no objections subject to appropriate mitigation measures.

Noise:  An assessment of the effects of road traffic noise and vibration on the area surrounding the northern link road has been carried out in accordance with the appropriate standards and guidelines.  If the scheme is not built, 68 properties would experience an increase in noise levels as a result in traffic using the existing routes.  If the scheme is built, five residential properties would benefit from a slight decrease in noise, 16 would benefit from a major decrease in noise, while 60 properties would experience some increase in noise levels.  Appropriate mitigation measures will be in place to deal with construction noise and a condition requiring a scheme of noise mitigation measures will be included as part of any permission granted.  This is intended to provide appropriate measures for those individual properties which will experience an increase in noise levels.  I note the concerns raised by the occupiers of “Llanypwll Farm” and “Cae Ffynnon” with regards to noise levels, but these are expected to reduce at these two properties and is considered to have a slight beneficial effect.  The proposed carriageway will be a greater distance away from the properties than the existing A534.  Traffic flows on the existing A534 on the frontages of the properties will also be reduced by the proposed scheme.  All “through traffic” will be removed and only vehicles wishing to access Hansons, Tarmac Quarry, Llanypwll and Sandy Lane will u se this section of road.  The overall impact is a positive one as the proposed scheme would also lead to a substantial reduction in noise levels along Hugmore Lane.

Air Quality:  In general terms, the level of air pollutants at most properties will reduce with the scheme.  The net amount of air pollutants would be reduced with the scheme and the requirements of national air quality objectives would be met.  In terms of greenhouse gas emissions there would be an initial reduction of 0.7% in carbon dioxide emissions for the year 2010 (when the scheme would be due to open) with a subsequent estimated increase to 2% in 2025 due to increased traffic and vehicle speeds.

Public Footpaths/Cycleways:  Four public footpaths would be affected by the scheme.  The proposals include closing off short sections of footpath and diverting users to safe crossing points at roundabouts and a new underbridge at the Tarmac Quarry access road.  I note the observations of ‘Marstons’ in connection with the diversion of the Bieston 2 footpath which involves stopping up the existing crossing of the A5156 and diverting pedestrians along the A5156 verges to a crossing point at Holt Road roundabout.  Marstons state that the option should be taken to divert the footpath around their land.  However, any public footpath diversions carried out as part of this scheme would be subject to a legal diversion process and would have to be proven necessary strictly as a direct consequence of the scheme.  The diversion proposed by Marstons could not be shown to meet this criteria and could not therefore be included in the scheme.  In terms of pedestrian safety residents in Llan y Pwll and properties on Hugmore Lane would benefit from a significant reduction in traffic on existing roads.

There would be a new continuous cycle route between Holt Road roundabout and the estate running on the existing road network where traffic flows would be much lower than at present.  Existing cycle routes to the estate would be maintained and additional signed routes, including short lengths of new cycleway, would be provided.  There will be no impact upon existing pedestrian and cycling facilities during the construction period.

Flood Risk and Water Quality:  The proposed drainage system would have sufficient storage to cope with a 1 in 100 year storm plus an allowance for global warming, without increasing the flow into streams and rivers.  The drainage would be treated in ponds designed to contain a spillage and to settle out and filter silt.  Concerns have been expressed by the occupiers of Llan y Pwll Farm and Cae Ffynnon about the construction of a road water settlement pond near farm buildings.  The proposed pond, however, is a minimum distance of 42m from the nearest Llan y Pwll Farm buildings and the proposed outfall pipeline which will run through the field south of the farm buildings will be no nearer to the buildings than the existing outfall pipeline.  With regards to their general concerns raised regarding land drainage, the proposed pond is required to attenuate flows into the existing ditch at the south east boundary of the Llan y Pwll Farm land.  The rate of discharge in relation to the existing ditch will be subject to Environment Agency approval.  As a consequence, land drainage from the Llan y Pwll Farm land will not be adversely affected by the proposals.  In addition, during construction of the pond and its outfall any existing land drains encountered will be repaired or replaced.  During the construction period strict controls would be imposed to minimise the risk of pollution from accidental spillage.  Run off from the site would be controlled.  I am awaiting the observations of the Environment Agency and these will be reported as an addendum item.

Archaeology:  I note the comments raised by CPAT with regards to the assessment of the archaeological resource.  In order to satisfy the guidance set out in the Design Manual for Roads and Bridges Vol 3, Section 3 in its entirety, a geophysical survey of the route should be completed, along with surface collection of artefacts on ploughed fields by means of systematic fieldwalking.  The survey will form a condition of any permission granted.

Consultations:  Members will note that at the time of writing this report, which was well after the end of the statutory consultation period, I had not received many responses.  However, the principle of improving north and south access links into the Industrial Estate is well established and the general impact in terms of improving the quality of life for many residents, along the Hugmore Lane and Bedwell Road, Cross Lanes is a positive one and I believe this route has the least environmental impact.

Conclusions:  The proposed scheme is supported by UDP Policy T5 which recognises the importance of improving access to Wrexham Industrial Estate.  The principle of a northern link road has been established for some time and agreed as a protected route since 1984.  I am satisfied that the current scheme has been designed to reduce, as far as possible, any impact upon the environment.  The scheme alignment aims to avoid sensitive areas of landscape and ecology and with extensive landscaping will not result in any adverse impact.  Extensive mitigation proposals will be included to reduce the visual impact and protect wildlife conservation.  The existing route for heavy vehicles along Hugmore Lane is unsatisfactory in terms of noise/vibration and highway safety.  Although the proposed new link road will itself have certain negative impacts in terms of harm to landscape and ecological interests and noise/visual impact to a small number of residential properties close to the new road line this scheme on balance represents a significant improvement.  Subject to condition to minimise adverse impact I support the scheme.

RECOMMENDATION

That Wrexham County Borough Council RESOLVES in accordance with Regulation 3 of the Town and Country Planning General Regulations 1992 that planning permission be granted subject to the conditions specified below.

CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
The development shall only be carried out in strict conformity with the details shown on the approved drawings and in the application documentation.

3.
The erection of fencing for the protection of trees and shrubs shall be undertaken before any equipment, machinery or materials are brought onto the site for the purposes of the development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  The above mentioned fencing shall consist of a scaffold framework in accordance with Figure 2 of BS 5837 (2005) comprising a vertical and horizontal framework, well braced to resist impacts, with 2.1m vertical tubes spaced at a maximum interval of 3 metres.  Onto this, weldmesh panels shall be securely fixed with wire or scaffold clamps.  This fencing shall be erected at the full extent of the canopy of each tree and shrub.  Nothing shall be stored or placed in any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavations be made without the written permission of the Local Planning Authority.

4.
No part of the development hereby permitted shall be commenced until full details of both hard and soft landscape works for the site have been submitted to and approved in writing by the Local Planning Authority.  The works shall be implemented in accordance with a timescale to be approved in conjunction with the scheme of details.

5.
Within six months of the first use of the development, trees and shrubs shall be planted on the site in accordance with a scheme which has been submitted to and approved by the Local Planning Authority.  Any trees or shrubs removed, dying, being severely damaged, or becoming seriously diseased within five years of planting shall be replaced by trees or shrubs of a similar size and species to those originally required to be planted.

6.
A landscape management plan, including long term design objectives, management responsibilities and maintenance schedules for all landscape areas shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development or any phase of the development, whichever is sooner, for its permitted use.  The approved landscape management plan shall be carried out as approved.

7.
The development hereby permitted shall not commence until a scheme for the replacement of the existing badger sett identified within the Environmental Impact Assessment has been submitted to and approved by the Local Planning Authority.  The scheme shall include details of future management of the badgers and no deviation shall be made from the approved details without the written approval of the Local Planning Authority.  The agreed scheme shall be provided prior to commencement of development.

8.
Details of badger fencing shall be for the duration of the construction period submitted to and approved by the Local Planning Authority prior to the commencement of development.  The approved scheme shall be implemented prior to the commencement of development.

9.
Details of badger fencing along the new carriageway with dedicated crossing points shall be submitted for the further approval of the Local Planning Authority.  The approved scheme shall be fully implemented before the approved highway becomes operational.

10.
Before development commences, a detailed scheme of terrestrial searching for Great Crested Newts and other amphipians within the site should be submitted to and approved by the Local planning Authority.  The report of survey shall also include details of any mitigation measures required, and these measures shall be completed in accordance with time scales to be agreed as part of the measures before development commences on site.

11.
Construction works, ancillary works and the use of plant or machinery audible at or beyond the site boundary shall only be carried out between the hours of 07:30 and 19:30 (Monday to Friday) and 08:00 to 14:00 (Saturday) and at no time on Sundays or Bank Holidays, unless otherwise agreed in writing with the Local Planning Authority.

12.
Prior to the commencement of any demolition works on site, the following details shall be submitted for the further approval of the local planning authority:

i. an audit of all existing building materials

ii. the potential re-use and recycling of those materials for incorporating into an agreed, replacement site development, and

iii. where relevant, the recipient of remaining building materials.

The approved audit shall form part of the building contract agreed for new building development for the site, a copy of which shall be submitted for record purposes for the local planning authority.

13.
The development hereby approved shall be implemented in accordance with the ground levels indicated on the approved plans and cross sections.  No changes to floor levels or external ground levels shall be made without the prior written approval of the Local Planning Authority.

14.
A scheme of noise attenuation measures shall be submitted for the written approval of the Local Planning Authority.  The approved scheme shall be implemented in accordance with a timescale to be agreed with the Local Planning Authority.

15.
Development shall not begin on site until a scheme to deal with potential contamination at the site has been submitted to and approved in writing by the Local Planning Authority.  This scheme shall include a phased investigation approach to identify the extent of contamination and any measures required to remediate the site, including post-development monitoring.  Where remediation works are required, the development shall not be occupied/used until a Validation Report to show that the works have been satisfactorily carried out has been submitted to and approved in writing by the Local Planning Authority.

16.
No operations shall commence until details of any temporary access points and soil material storage areas have been submitted and measures for protection of existing trees, hedges, watercourses, and habitats to be retained have been further approved by the Local Planning Authority.

17.
Notwithstanding the provisions of Part 4 of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 1995 the further permission of the Council shall be obtained for any compounds to house buildings, plant, machinery etc.

18.
An archaeological geophysical survey of the approved route corridor along with surface collection of artefacts on ploughed fields shall be carried out prior to the commencement of development.

19.
A scheme of street lighting and road signage shall be submitted for the written approval of the Local Planning Authority.
20. Development shall not begin on site until a scheme to deal with potential contamination at the site has been submitted to and approved in writing by the Local Planning Authority. This scheme shall include a phased investigation approach to identify the extent of contamination and any measures required to remediate the site, including post-development monitoring.  Where remediation works are required, the development shall not be occupied/used until a Validation Report to show that the works have been satisfactorily carried out has been submitted to and approved in writing by the Local Planning Authority

21.
Prior to the commencement of the development, a construction environmental management plan shall be submitted to the LPA for approval. The construction environmental management plan shall address the following matters:

1. Detailed noise and vibration impacts once the final selection of plant, equipment processes (should these depart from the assumed plant detailed in the Environmental Statement) and dates have been made. The impacts shall relate to the locations as detailed in Section 13 of the Environmental Statement.

2. Details of proposed noise/vibration mitigation measures to be employed to minimise the noise/vibration  impacts of the operations and show that the assessment of that impact is ongoing through the construction process, to include confirmation of good site management, the application of Best Practice and Best Practicable Means, the phasing of the works and the monitoring methodology and frequency to be employed to ensure that the impact of the works will be minimised as far as is reasonably practicable.

3. Detailed proposals of a public consultation program designed to keep the public (occupiers of locations as detailed in Section 13 of the Environmental Statement) fully informed over the scale and nature of the works, when they are to take place, and who to contact if they are disturbed. The public consultation program shall include proposals for a letter to be sent to all the potentially affected residents to ensure the above information is imparted,

22.
A dust management scheme shall be prepared and submitted to and shall be approved in writing by the Local Planning Authority prior to any construction work being undertaken. The scheme shall include a procedure which allows an effective response to any dust complaints that may be received and for an assessment of the source of dust of concern and a review of mitigation measures as appropriate. The development shall only be undertaken in strict accordance with the details which are approved.

REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

2.
To ensure that the development fully complies with the appropriate policies and standards.

3.
To protect trees which are of significant amenity value to the area.

4.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

6.
To ensure landscape features are properly considered and protected.

7.
To provide a replacement badger sett and management scheme for the protection of badgers.

8.
To protect badgers within the vicinity of the route corridor during the construction period.

9.
To protect badgers within the vicinity of the site.

10.
In order to protect wildlife interests, which are afforded special protection.

11.
To protect the amenities of the occupiers of nearby properties.

12.
To ensure that the development involves a sustainable approach.

13.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

14.
In the interests of residential amenity.

15.
To deal with potential contamination on site.

16.
To ensure that any potential harmful landscape/ecology impact resulting from temporary ancillary development is minimised.

17.
To ensure that any potential harmful landscape.ecological impacts resulting from temporary ancillary development is minimised.

18.
To ensure that any archaeological interest is recorded.

19. In the interests of visual amenity and highway safety.

20. To ensure any issues of contamination are safely dealt with.
21. To protect the amenities of nearby residents
22. To protect the amenties of nearby residents.
Note to Applicant

Further advice on compliance with this condition may be obtained by contacting the Council's Environmental Protection section on 813722.  Should the investigation identify contamination issues that may affect receptors other than the site users e.g. groundwater, then it is recommended that these issues are also addressed in consultation with the Public Protection Department prior to works commencing on site, so as to avoid enforcement under Part II of the Environmental Protection Act, 1990
_____________________________________________________________________
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P/2007 /1167
THE SITE

Land between the junctions of Cefn Road/Bridge Road on the south westerly edge of Wrexham Industrial Estate and the A525 Wrexham – Whitchurch Road to the west of residential properties known as The Hollies and Hollycroft.


PROPOSAL

This is a full application for the construction of a new southerly link road to Wrexham Industrial Estate.  It comprises of a new 7.3m wide single carriageway with 1m wide hardstrips which extends for a distance of 1.2km (0.75 mile) from Cefn Road/Bridge Road South to the south of Pentre Maelor.  It also involves 350 metres of minor improvement works t the existing A525 to the north of the A525/B5130 junction in Cross Lanes and improvement of Bridge Road South between its junctions with Cefn Road and Clywedog Road South.  The proposals include three roundabouts which will be provided with lighting and a T-junction with a ghost island for right turning traffic for a new link road providing access to Tetra Pak factory and Bedwell Road.  The proposed route crosses farmland to the west of Bedwell Road.  Running south from a new roundabout at Five Fords, the route would cross the River Clywedog on a new bridge and form a junction with the existing A525 at a new roundabout (Cross Lanes Roundabout) located 350 metres north of the existing signal controlled junction at Cross Lanes.  Two bridges, two culverts and a retaining wall would be constructed as part of the scheme.

The application includes an Environmental Impact Assessment and has been submitted in conjunction with a further proposal for the construction of a northern access road into the Wrexham Industrial Estate, Code No P/2007/1165 which is also to be considered at this meeting.

HISTORY

CB/1999/3139

Construction of new access road to Wrexham Industrial Estate 

and associated accommodation works.  Approved 06/12/1999.

DEVELOPMENT PLAN

Outside settlement/Wrexham Industrial Estate boundary.  The principle of this scheme is supported by UDP policy T5 which safeguards land for this road improvement scheme.  Subject to regard to other UDP policies, namely policy EC1 Green Barrier; policy EC2 Agricultural Land; Policy EC4 Hedgerows Trees and Woodlands; policy EC6 Biodiversity Conservation; Policy EC12 Development and Flood Risk; Policy EC13 Surface Water Runoff; policy EC14 Protection of Controlled Waters and Policy GDP1, there are no policy objections.

CONSULTATIONS

Abenbury CC:


Notified 11.10.07

Sesswick CC:


Notified 11.10.07

Marchwiel CC:

Notified 11.10.07

Local Members:

Cllr MG Morris

Notified 11.10.07

Cllr Mrs June Fearnall:
Notified 11.10.07

Transport Directorate

Welsh Assembly Gov:
Does not wish to issue a directive in this instance.  The construction of these access roads will impact upon the A5156/A483 interchange as access to the Industrial Estate is improved.  It is therefore important that we continue to liaise so that both Highways Authorities can take account of, and address, traffic flow issues on the overall network.

Trunk Road Agency:

Notified 11.10.07

Welsh Assembly Gov:
Notified 11.10.07

(Environment & Countryside Section)

NFU:



Notified 11.10.07

Dee Valley Water Group:
Notified 11.10.07

North Wales Police:

Notified 11.10.07

Clwyd Badger Group:

Notified 11.10.07

Ramblers’ Association:
Notified 11.10.07

CCW:



No objections subject to conditions requiring the 

implementation of appropriate protected species mitigation in relation to Badgers and Great Crested Newts.  The mitigation proposals with regards to the great crested newt ie creation of new ponds are considered appropriate.  Implementation of the scheme may only proceed on receipt of the appropriate licence, issued by the Welsh Assembly Government.  The licence can only be issued by WAG on condition that there is no satisfactory alternative and the development will not be detrimental to the maintenance of the population of the species.

CPAT:



The archaeological assessment of this road scheme 

should follow the guidance set out in the Design 

Manual for Roads and Bridges Vol. 2 Section 3 Part 2 – 

Cultural Heritage.  We therefore recommend a 

geophysical survey of the route set out in this 

application along with surface collection of artefacts on 

ploughed fields by means of systematic fieldworking.

Highways:


Notified 11.10.07

Welsh Water:


Notified 11.10.07

Environment Agency:

Notified 11.10.07

CPRW:


Notified 11.10.07

North Wales Wildlife Trust:
Notified 11.10.07

Public Protection:

No objections subject to appropriate condition to deal 

with potential contamination issues.

Other Representations:
32 letters sent to landowners and adjoining occupiers.  

Two letters have been received raising the following 

concerns:

a) Concerns with regards to the proposed drainage and the flood compensation areas.  Concerned that this will increase the risk of flooding to Glanrafon Cottage.

b) Loss of mature trees and impact on amenity of Chetwynd Grove.

c) The creation of a cycle route along the disused part of the old A525 fronting Chetwynd Grove will create a huge layby, with the attendant problems of litter, overnight parking etc.  Access needs to be limited in some way.

d) The siting of the new roundabout will have a major visual impact on Chetwynd Grove not a “moderate adverse effect” as described in the Environmental Statement.  This is especially so given the predicted 80% increase in vehicles a day shown in the 2003 Traffic Census, many HGVs which will be using this roundabout.

e) The current design takes no cognisance of the vastly increased noise pollution that will occur, no bunding, tree planting or other mitigating works have been included.

f) Concerns with regards to ‘light pollution’.

Site Notice:


Expired 09.11.07

Press Notice:


Expired 16.11.07

SPECIAL CONSIDERATIONS/ISSUES

Background:  The Council is promoting a scheme to improve access to Wrexham Industrial Estate; the principle of which was established by the former Clwyd County   Council in 1984.  The scheme which involves the provision of improved access roads to the north and south of the Estate, has been developed as a single scheme, however, separate planning applications have been made for each of the northern and southern routes.  The principle of a new southern access road has previously been established by virtue of permission CB03139 granted on 6 December 1999.  This permission however has lapsed and the current proposals represent a revised scheme.

This application is the culmination of a lengthy public consultation process which considered alternative options.  In 2004 and 2005 views of local residents, landowners and other interested parties were sought on various alternative routes for both northern and southern access roads.  The preferred routes were announced in July 2005 and have been subject to further surveys and design.  An Environmental Impact Assessment has been prepared to assess the effect of these proposals and submitted as part of the planning applications.

Policy:  UDP Policy T5 promotes the provision of improved access to the north and south of the Industrial Estate.  The policy states that land will be safeguarded for both road improvement schemes where the land take is not yet known.  Subject to consideration of detailed environmental effects, the principle of constructing both north and south access roads is supported by the adopted Unitary Development Plan.

Alternative Schemes:  A number of alternative route corridors for access roads to the Estate were investigated during 2003 and formed part of an extensive public consultation exercise in December 2003 and January 2004.  More detailed studies were then carried out on four route corridors in the north and three in the south.  A further public consultation process was carried out in February and April 2005 on two routes (Blue and Brown) in the north and two routes (Purple and Yellow) in the south.  The consultation demonstrated that there was overwhelming support for improvements to the existing access routes.  Residents in the south suggested some alternatives to the published Yellow route and on 5 July 2005 the Council’s Executive Board confirmed the Blue route in the north and the Alternative Yellow (Y5) route for the new access roads.

Despite the comments made with regards to “alternative routes which have a lesser environmental impact” I believe careful consideration has been given to a range of alternatives, with full public involvements and the chosen route has the least environmental impact.

Economic Benefits/Need:  The Industrial Estate suffers from poor links to the strategic highway network, and as a consequence is not attractive to new businesses and does not help with the retention of existing owners, tenants and occupiers.  Existing access routes to the Estate suffer from congestion, particularly at peak times.  To enable the Estate to compete effectively with other major employment sites in the region and to encourage economic development, it is essential that high quality, direct and convenient access to the strategic highway network, is provided.  The scheme has been designed to alleviate congestion, improve safety and provide a better environment for local communities.  Generally, the implementation of improved north and south access roads would have significant benefits in terms of safeguarding and promoting the future economic prosperity of this Industrial Estate.

Landscape and Visual Impact:  A landscape and visual impact assessment has been carried out as part of the EIA.  This has considered the impact of road construction and vehicle movements along the new and existing routes.  The landscape and visual effects of the proposed southern access route largely centre around the construction of a new road through open agricultural and pastoral farmland.  Another principal effect will be the removal of vehicles, many of them high-sided from Bedwell Road onto the new access road effectively by passing the village of Cross Lanes.  The route takes a straight north-west – south-east alignment and the main landscape and visual effects would be caused by the removal of existing vegetation including hedgerows and mature trees; mainly in the southern section of the route.  The construction of the Cross Lanes Roundabout would also introduce a large man made element into a primarily rural landscape.  The Five Fords Roundabout within closer proximity of the Industrial Estate will have less visual impact.  The roundabouts will contain other associated highway infrastructure such as lighting columns and signage.  The visual impact could be quite significant particularly on the Cross Lanes roundabout.  Mitigation of lighting will need to be carefully considered, details of which will be reserved for further approval.

The landscape along the route varies from generally low quality agricultural land in the north to good quality more pastoral land in the south.  Initially, there will be negative effect on both these areas but this will lessen with time as landscape mitigation measures establish and mature.  These measures involve extensive hedgerow and hedgerow tree planting along the full length of the route, replacing hedgerow boundaries lost due to modern farming practices.  There would also be extensive clusters of woodland planting required as mitigation measures for great crested newts habitat that would become significant features in the landscape.  Given the relatively short stretch of new highway I believe the scheme can be successfully assimilated into the landscape with substantial planting proposals which will forma  condition of any permission granted.  The loss of trees and hedgerows protected by UDP Policy EC4 will be more than compensated by the introduction of extensive new planting areas.

There will, however, be significant benefits for residents of Cross Lanes with the removal of over 90% of HGVs off Bedwell Road, with traffic diverted onto the new access road.  There would be some adverse effects on a few residential properties to the west, although these are also currently affected to some extent by the existing A525.

Loss of Agricultural Land:  Agriculture is the dominant land use.  UDP Policy EC2 states that development on agricultural land of grades 1, 2 or 3a will only be permitted if it does not lead to the irreversible loss of that land.  Overall, this scheme results in the permanent loss of 0.74 ha of grade 3a which amounts to less than 10% of the total permanent land take.  Given the need for the new road recognised by UDP Policy T5, I do not consider this loss significant in the context of whole scheme.

Ecology:  Extensive ecological surveys have been undertaken in recent years in the vicinity of the southern routes.  The results have revealed a declining population of great crested newts due to the loss of breeding ponds and terrestrial habitat.  Whilst the proposed route has been selected in discussion with CCW to minimise the scale of adverse impact on great crested newts, potential impacts do remain.  Although there is no direct loss of any pond and therefore no impact on any great crested newt breeding habitat, the proposed route would result in some severance both with regard to the connectivity of the overall pond network and with regard to the availability of terrestrial habitat.  Extensive mitigation and enhancement proposals are therefore proposed.  This involves the erection of amphibian exclusion fencing isolating the construction area; followed by a period of capture to ensure that reasonable effort is made to ensuring that all great crested newts have been removed from the construction area in advance of construction.  Off-site mitigation will involve the restoration of existing ponds and the creation of new ponds to maintain the overall pond network and address the potential severance resulting from the scheme.  Ponds will be maintained and managed as part of a long-term management plan.  Specific to the design of the road itself amphibian friendly drainage systems are to be used with additional amphibian fencing in sensitive locations to prevent their access to the carriageway.  The mitigation measures will be subject to an appropriate planning condition which will ensure the details are agreed in accordance with an appropriate timescale before development commences on site.  I am satisfied the Environmental Impact Assessment has taken full account of existing biodiversity interests and there are no identified affects upon other nature conservation interests including Badgers and Bats and within close vicinity of the proposed route.  CCW have raised no objections.

Noise:  An assessment of the effects of road traffic noise and vibration on the area surrounding the proposed southern link road has been carried out in accordance with the appropriate standard and guidelines.  Of the properties assessed it was found that 13 properties would experience noise decreases with the scheme, 50 properties would experience e a noise increase of 1 to 3dB, three properties would experience a noise increase of 3 to 4.9dB and one property would experience an increase of 5 to 10 dB.  If the scheme did not go ahead all 68 properties would be expected to experience noise increases of 1 to 3dB.  In general terms there are significant advantages as the scheme would reduce noise levels at a number of residential properties along Bedwell Road.

Air Quality:  In overall terms, the level of air pollutants at most properties in the Cross Lanes area would reduce with the scheme.  The net amount of air pollutants would be reduced with the whole scheme and the requirements of national air quality objectives would be met.  The whole scheme would result in a small initial reduction of 0.7% in emissions of the greenhouse gas carbon dioxide for the year 2010 (when the scheme is anticipated to open).  However, there would be an estimated increase of 2% in 2025 (15 years after opening) due to increased traffic and vehicle speeds.

Public Footpaths/Cycleways:  Two public footpaths would be affected.  One would be maintained by providing an at-grade crossing of the new access road, the other would be closed off and users diverted to a safe crossing point at Cross Lanes roundabout.  No cycleways are affected, however, a new cycle route is proposed along Bedwell Road which would be provided as part of the scheme.  On balance therefore there will be an improvement in pedestrian and cycleway provision in the area, further enhanced by the reduction in traffic in the village of Cross Lanes.  In this regard the proposed development complies with UDP Policy T9. I have no reason to think that the new layby near Chetwynd will be any more attractive to undesirable users than the existing and police powers would be used if necessary.

Flood Risk and Water Quality:  An assessment of both flood risk and water quality is addressed in the EIA.  The general conclusions would indicate that the impact upon the water environment and potential flood risk would result in an improvement over the existing situation.  The proposed drainage system would have sufficient storage to cope with a 1 in 100 y ear storm plus an allowance for global warming, without increasing the flow into streams and rivers.  The drainage would be treated in ponds designed to contain a spillage and to settle out and filter silt.  This represents an improvement over the existing road drainage by reducing flood risk and providing better pollution control.  New culverts and a bridge over the River Clywedog would be designed to avoid any increase in flood risk and allow for the passage of wildlife.

Residential Amenity:  One of the key benefits of this scheme would be the diversion of over 90% of HGV traffic from Cross Lanes.  Many dwellings front or back onto Bedwell Road and there would be significant benefits both in terms of visual amenity and a substantial reduction in traffic noise.  Although a small number of properties will become more exposed to the new road, both visually and as a result of noise level increases eg The Hollies; Cross Lanes Hotel, the level of disturbance in amenity terms is not regarded as significant when the landscaping establishes and matures.  Any adverse affect is also outweighed by the significant benefits it brings to the residents of Cross Lanes.

Archaeology:  I note the comments raised by CPAT with regards to the assessment of the archaeological resource.  In order to satisfy the guidance set out in the Design Manual for Roads and Bridges Vol 3, Section 3 in its entirety, a geophysical survey of the route should be completed, along with surface collection of artefacts on ploughed fields by means of systematic fieldwalking.  The survey will form a condition of any permission granted.

Consultations:  Members will note that at the time of writing this report, which was well after the end of the statutory consultation period, I had not received many responses.  However, the principle of improving north and south access links to the Industrial Estate is well established and the general impact in terms of improving the quality of life for many residents along the Hugmore Lane and Bedwell Road, Cross Lanes is a positive one and I believe this route has the least environment impact.

Conclusions:  The proposed scheme is supported by UDP Policy T5 which recognises the importance of improving access to Wrexham Industrial Estate.  The principle of a southern link road has been established for some time and agreed as a protected route since 1984.  I am satisfied that the current scheme has been designed to reduce, as far as possible, any impact upon the environment.  The scheme alignment aims to avoid sensitive areas of landscape and ecology and with extensive landscaping will not result in any adverse impact.  Extensive mitigation proposals will be included to reduce the visual impact and protect wildlife conservation.  The existing route for heavy vehicles through Cross Lanes and along a seriously substandard road is unsatisfactory in terms of noise/vibration and highway safety.  Although the proposed new link road will itself have certain negative impacts in terms of harm to landscape and ecological interests and noise/visual impact to a small number of residential properties close to the new road line this scheme on balance represents a significant improvement.  Subject to condition to minimise adverse impact I support the scheme.

RECOMMENDATION

That Wrexham County Borough Council RESOLVES in accordance with Regulation 3 of the Town and Country Planning General Regulations 1992 that planning permission be granted subject to the conditions specified below.

CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
The development shall only be carried out in strict conformity with the details shown on the approved drawings and in the application documentation.

3.
The erection of fencing for the protection of trees and shrubs shall be undertaken before any equipment, machinery or materials are brought onto the site for the purposes of the development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  The above mentioned fencing shall consist of a scaffold framework in accordance with Figure 2 of BS 5837 (2005) comprising a vertical and horizontal framework, well braced to resist impacts, with 2.1m vertical tubes spaced at a maximum interval of 3 metres.  Onto this, weldmesh panels shall be securely fixed with wire or scaffold clamps.  This fencing shall be erected at the full extent of the canopy of each tree and shrub.  Nothing shall be stored or placed in any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavations be made without the written permission of the Local Planning Authority.

4.
No part of the development hereby permitted shall be commenced until full details of both hard and soft landscape works for the site have been submitted to and approved in writing by the Local Planning Authority.  The works shall be implemented in accordance with a timescale to be approved in conjunction with the scheme of details.

5.
Within six months of the first use of the development, trees and shrubs shall be planted on the site in accordance with a scheme which has been submitted to and approved by the Local Planning Authority.  Any trees or shrubs removed, dying, being severely damaged, or becoming seriously diseased within five years of planting shall be replaced by trees or shrubs of a similar size and species to those originally required to be planted.

6.
A landscape management plan, including long term design objectives, management responsibilities and maintenance schedules for all landscape areas shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development or any phase of the development, whichever is sooner, for its permitted use.  The approved landscape management plan shall be carried out as approved.

7.
Details of badger fencing shall be for the duration of the construction period submitted to and approved by the Local Planning Authority prior to the commencement of development.  The approved scheme shall be implemented prior to the commencement of development.

8.
Badger fencing along the new carriageway with dedicated crossing points shall be submitted for the further approval of the Local Planning Authority.  The approved scheme shall be fully implemented before the approved highway becomes operational.

9.
Before development commences, a detailed scheme of terrestrial searching for Great Crested Newts and other amphipians within the site should be submitted to and approved by the Local planning Authority.  The report of survey shall also include details of any mitigation measures required, and these measures shall be completed in accordance with time scales to be agreed as part of the measures before development commences on site.

10.
Construction works, ancillary works and the use of plant or machinery audible at or beyond the site boundary shall only be carried out between the hours of 07:30 and 19:30 (Monday to Friday) and 08:00 to 14:00 (Saturday) and at no time on Sundays or Bank Holidays unless otherwise agreed in writing with the Local Planning Authority.

11.
Prior to the commencement of any demolition works on site, the following details shall be submitted for the further approval of the local planning authority:

i. an audit of all existing building materials

ii. the potential re-use and recycling of those materials for incorporating into an agreed, replacement site development, and

iii. where relevant, the recipient of remaining building materials.

The approved audit shall form part of the building contract agreed for new building development for the site, a copy of which shall be submitted for record purposes for the local planning authority.

12.
The development hereby approved shall be implemented in accordance with the ground levels indicated on the approved plans and cross sections.  No changes to floor levels or external ground levels shall be made without the prior written approval of the Local Planning Authority.

13.
A scheme of noise attenuation measures shall be submitted for the written approval of the Local Planning Authority.  The approved scheme shall be implemented in accordance with a timescale to be agreed with the Local Planning Authority.

14.
Development shall not begin on site until a scheme to deal with potential contamination at the site has been submitted to and approved in writing by the Local Planning Authority.  This scheme shall include a phased investigation approach to identify the extent of contamination and any measures required to remediate the site, including post-development monitoring.  Where remediation works are required, the development shall not be occupied/used until a Validation Report to show that the works have been satisfactorily carried out has been submitted to and approved in writing by the Local Planning Authority.

15.
No operations shall commence until details of any temporary access points and soil materials storage areas have been submitted and measures for protection of existing trees, hedges, watercourses, and habitats to be retained have been further approved by the Local Planning Authority.

16.
Notwithstanding the provisions of Part 4 of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 1995, the further permission of the Council shall be obtained for any compounds to house buildings, plant, machinery etc.

17.
Any archaeological geophysical survey of the approved route corridor along with surface collection of artefacts on ploughed fields shall be carried out prior to the commencement of development.

18.
A scheme of street lighting and road signage shall be submitted for the written approval of the Local Planning Authority.
19. Development shall not begin on site until a scheme to deal with potential contamination at the site has been submitted to and approved in writing by the Local Planning Authority. This scheme shall include a phased investigation approach to identify the extent of contamination and any measures required to remediate the site, including post-development monitoring.  Where remediation works are required, the development shall not be occupied/used until a Validation Report to show that the works have been satisfactorily carried out has been submitted to and approved in writing by the Local Planning Authority

20.
Prior to the commencement of the development, a construction environmental management plan shall be submitted to the LPA for approval. The construction environmental management plan shall address the following matters:

1. Detailed noise and vibration impacts once the final selection of plant, equipment processes (should these depart from the assumed plant detailed in the Environmental Statement) and dates have been made. The impacts shall relate to the locations as detailed in Section 13 of the Environmental Statement.

2. Details of proposed noise/vibration mitigation measures to be employed to minimise the noise/vibration  impacts of the operations and show that the assessment of that impact is ongoing through the construction process, to include confirmation of good site management, the application of Best Practice and Best Practicable Means, the phasing of the works and the monitoring methodology and frequency to be employed to ensure that the impact of the works will be minimised as far as is reasonably practicable.

3. Detailed proposals of a public consultation program designed to keep the public (occupiers of locations as detailed in Section 13 of the Environmental Statement) fully informed over the scale and nature of the works, when they are to take place, and who to contact if they are disturbed. The public consultation program shall include proposals for a letter to be sent to all the potentially affected residents to ensure the above information is imparted,

21.
A dust management scheme shall be prepared and submitted to and shall be approved in writing by the Local Planning Authority prior to any construction work being undertaken. The scheme shall include a procedure which allows an effective response to any dust complaints that may be received and for an assessment of the source of dust of concern and a review of mitigation measures as appropriate. The development shall only be undertaken in strict accordance with the details which are approved.

REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

2.
To ensure that the development fully complies with the appropriate policies and standards.

3.
To protect trees which are of significant amenity value to the area.

4.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

6.
To ensure landscape features are properly considered and protected.

7.
To protect badgers within the vicinity of the route corridor during the construction period.

8.
To protect badgers within the vicinity of the site.

9.
In order to protect wildlife interests, which are afforded special protection.

10.
To protect the amenities of the occupiers of nearby properties.

11.
To ensure that the development involves a sustainable approach.

12.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

13.
In the interests of residential amenity.

14.
To deal with potential contamination on site.

15.
To ensure that any potential harmful landscape/ecology impact resulting from temporary ancillary development is minimised.

16.
To ensure that any potential harmful landscape/ecological impacts resulting from temporary ancillary development is minimised.

17.
To ensure that any archaeological interest is recorded.

18. In the interests of visual amenity and highway safety.

19.To ensure any issues of contamination are safely dealt with.

20. To protect the amenities of nearby residents
21. To protect the amenties of nearby residents.
NOTE TO APPLICANT

Further advice on compliance with this condition may be obtained by contacting the Council's Environmental Protection section on 813722.  Should the investigation identify contamination issues that may affect receptors other than the site users e.g. groundwater, then it is recommended that these issues are also addressed in consultation with the Public Protection Department prior to works commencing on site, so as to avoid enforcement under Part II of the Environmental Protection Act, 1990
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1173
COMMUNITY:
Offa
WARD:

Offa
	LOCATION:
 Playing Fields Court Road  Wrexham 

DESCRIPTION:
Siting of 1 no steel container to store equipment
APPLICANT(S) NAME:
   Brickfield Rangers FC

	DATE RECEIVED: 

28/09/2007
CASE OFFICER: 

SEH
AGENT NAME:

Mr John Nuttall



_____________________________________________________________________

BACKGROUND:

This application was considered in November and was subject of a committee site visit. Delegated authority was given to determine the application but further objections were received. A further revision has now been submitted for consideration.

My amended report follows:

THE SITE

Playing fields to the rear of Court Road, Wrexham.
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PROPOSAL

1 no. steel container to be positioned on the eastern boundary of the site, just south of the existing play area.

HISTORY

See map above for previous unacceptable proposals submitted under this application code.  (P/2007/1173)

DEVELOPMENT PLAN

Within settlement limit.  UDP Policies GDP1 and PS2 apply. 

CONSULTATIONS

Community Council:

Re-notified 17.12.07

Local Member:
Re-notified 17.12.07

Highways:
Re-notified 17.12.07

Other Representations:
Objections received to 3 previous locations: 

Re-notified 17.12.07

Rights of Way


Re-notified 17.12.07

Wrexham Access Group:
Re-notified 17.12.07

Site Notice:


Expired 24.10.07



SPECIAL CONSIDERATIONS/ISSUES

Background:  This application previously proposed the siting of 2 no. steel containers to be used to store equipment for use in connection with the enjoyment of the playing fields for football.  Following a site visit, carried out by the planning committee, it was decided that delegated powers be granted to allow for an amendment to the proposed siting, provided that no objections were received.

An alternative proposal was put forward for the siting of 1 container located at the rear of No. 36 Green Park.  A number of objections were received in connection with this proposal.

This proposal therefore seeks to overcome the concerns of the adjoining occupiers, and proposes to locate 1 no. container over on the eastern boundary of the field, just south of the existing play area.

Residential Amenity/Design:  The container has been sited in a location which has been considered to minimise any detrimental impact upon the residential properties adjoining the brickfield.  There are no houses adjacent to the proposed container, the nearest being over 40 metres away.

Further, a landscaping/planting scheme is proposed to screen the container and reduce any visual intrusion into the area.  The container measures approximately 6 x 2.5 x 2.5 metres and is to be coloured dark green.

Conclusion:  The proposed siting and appearance of the container is now acceptable in terms of scale and design, and would not detrimentally affect the appearance of the surrounding area or the amenities of local residents.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The use of the container shall cease not later than 31 December 2009.  The container together with any hard standing, base or slab upon which it stands shall be completely removed and the land restored to its previous condition not later than one month after that date.

2.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

3.
The container shall only be coloured and re-coloured dark green only.

4.
The container shall be used for storage of items directly connected with the use of the adjoining pitches for sport.

5.
The planting sheme approved as part of this application shall be fully implemented within the first planting season following the siting of the container and shall be maintained during the whole period of use..
REASON(S)

1.
To allow the opportunity to assess any negative impact.

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.
To ensure that a more general use does not prejudice the amenity of the area.

5.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1203
COMMUNITY:
Rhos
WARD:

Ponciau
	LOCATION:
 Ponciau Playing Field Clarke Street Ponciau Wrexham 

DESCRIPTION:
Siting of steel storage unit (in retrospect)
APPLICANT(S) NAME:
Mr John Hughes Rhos Aelwyd Football Club

	DATE RECEIVED: 

09/10/2007
CASE OFFICER: 

PF
AGENT NAME:

Rhos Aelwyd Football Club
Mr John Hughes, Secretary



_____________________________________________________________________

SITE


PROPOSAL 

To site a 12.3 metre by 2.5 metre steel shipping container on the eastern side of the car park area at the football and rugby playing field in Ponciau.  The unit is for the storage of equipment in relation to football and ruby teams that use the site.  The application is made in retrospect.

HISTORY

6936 –   temporary additional changing accommodation  Granted 28.8.1980

12139 – Continuation of temporary accommodation. Granted 26.07.1985

14104 – Demolition of existing and erection of anti vandal changing accommodation. Granted 12.08.1987

15362 – Extension to existing changing rooms.  Granted 17.06.1988

DEVELOPMENT PLAN

Site is within settlement.  Policies GDP1 and PS2 apply.

CONSULTATIONS

Community Council:
 Notified 09.10.2007



Local Members: 
 Cllr Pemberton supports.


 Cllr Roberts notified 09.10.2007 



Other representations:
4 neighbouring occupiers notified.  1 letter of objection received raising the following concerns:

· Youths congregate in the area causing nuisance

· Children kicking balls against container

· Container will act as a platform to gain access into neighbouring property

· Area is to be regenerated.

· Container siting will affect the value the house.

Wrexham Access Group:
Notified 09.10.2007

Site Notice:


Expired 02.11.2007

SPECIAL CONSIDERATIONS

Design/Amenity: The container is located in a semi-residential location adjoining a property on Clarke Street.  The boundary of this property is made up of a dense hedge approximately 2.5 metres high and 1.5 metre thick.  I understand this belongs to the neighbour. The gap between the hedge and the container is 2 metres.  The unit is painted green and is sited across the car park from the existing changing rooms/pavilion.  I have taken a view from the boundary of No. 44 Clarke Street and given the presence of the thick dense hedgerow I consider that only the top 300mm of the container is visible.

Clarke Street rises in a westerly direction towards the tennis court area and the application site sits lower down in the car park surrounded by a mature hedgerow.  As a result of this, the container is not immediately in view when passing the site.  The predominant view of the container is from the park area to the south.

Security: The key issue to consider here is the issue of anti social behaviour and what implications may occur.  I have discussed with North Wales Police regarding security and anti social behaviour issues on site.  There are valid concerns in terms of youths congregating in the area, however, I believe that the siting of the container will not necessarily draw more any more youths to the area than is usually seen.  But there are measures that can be implemented to stop nuisance being caused as a result of the container siting.  The nature of the site use (playing field) will result in people passing through this car park to access the field.  However, I consider that there are sensible mitigation measures that can be implemented such as the application of anti climb paint and fence panels at each end of the container to restrict access between the container.  

Conclusions:  The container albeit sited in a residential area is substantially screened from view by mature hedgerows and I therefore consider that the container will not be of significant visual detriment to the character of the area.  The security matters that have arisen are issues that I believe can be mitigated but I consider a 12 month temporary permission is required to monitor whether conditions (set out below) will minimise any nuisance that may occur.
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The use of the building shall cease not later than 31 December 2008.  The building together with any hard standing, base or slab upon which it stands shall be completely removed and the land restored to its previous condition not later than one month after that date.

2.
The storage container shall only be painted and repainted dark green.

3.
Within one month of the date of this permission anti climb paint shall be applied around the top of the storage container from a height no lower than 2.4 metres measured from ground level.

4.
Within one month of the date of this permission close boarded fence panels measuring 1.8 metres in height shall be erected at either end of the storage container in the positions marked on A and B on the approved plan.  The fence panels shall be painted dark green prior to their erection and shall be retained thereafter in that condition.
REASON(S)

1.
Having regard to its design and materials of construction, planning permission would not normally be granted in respect of temporary buildings in this location.  Permission has been granted in this instance solely to allow the applicant adequate time to seek permanent, satisfactory accommodation.

2.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

3.
In order to ensure the safety and privacy of the neighbouring occupiers.

4.
In order to ensure the safety and privacy of the neighbouring occupiers.
NOTE(S) TO APPLICANT
In relation to Condition 2 of this permission the applicant is reminded that it is a legal requirement to erect signage warning of the use of anti climb paint.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1233
COMMUNITY:
Cefn
WARD:

Cefn
	LOCATION:
 Maelor House King Street Acrefair Wrexham 

DESCRIPTION:
Construction of 9 No. residential units including semi-detached houses, terraced houses and apartments and alterations to existing vehicular and pedestrian access
APPLICANT(S) NAME:
   Wales & West Housing Association

	DATE RECEIVED: 

17/10/2007
CASE OFFICER: 

DSW
AGENT NAME:

MTP Town Planning



_____________________________________________________________________

THE SITE

An ‘L’ shaped piece of land with frontage onto King Street. Existing residential development on Llangollen Road and Maelor Terrace back onto the site. The area has previously been used as commercial premises and consists of a number of workshop buildings, the majority of which lies to the rear of properties on Llangollen Road and along the site frontage. The application site also includes Maelor House, a dwelling located to the south of the access presently serving the site.

PROPOSAL

This is a full application for the construction of 9 dwellings. All matters are submitted for approval. The proposals include three 2 bedroom apartments, two 3 bedroom semi-detached houses, three 3 bedroom terrace houses and one 4 bedroom end of terrace.

HISTORY

Demolition of existing residential and commercial buildings to allow construction of new residential accommodation houses and flats and alteration to existing vehicular and pedestrian access. Approved 10.05.04.

DEVELOPMENT PLAN

Within the settlement limit. No objections on policy grounds subject to compliance with Policy GDP1.

CONSULTATIONS

Community Council:

Supports application

Local Member:

Councillor J W Coleman, verbal, supports application





Councillor M H R Moysen, Notified 18.10.07.

Environmental Agency:
No objections

Welsh Water:
No objections subject to appropriate conditions to deal with disposal of foul and surface water disposal

Highways:
No objections subject to appropriate conditions to address visibility, traffic calming, highway re-alignment and a relocation of parking provision for no’s 5, 6, 7 and 8

H&SE:
No objections

Public Protection: 
No objection subject to contamination condition

Other representations:
One letter received from an adjoining occupier raising the following concerns:

i) Concern over the capacity of the existing sewerage system to accommodate the additional nine dwellings.

ii) The proposed access suffers from poor visibility. Problems of on-street parking along Maelor Terrace, particularly at night add to access and visibility problems.

iii) The proposed development will result in overlooking and a loss of privacy for existing residents

iv) General concerns raised with regards to the over development of the site, particularly with regards to the shortfall in parking provision.

Site Notice:


Expired 14.11.07.

SPECIAL CONSIDERATIONS/ISSUES

Policy: The principle of residential development on this site has been established by previous outline permission granted on 10th May 2004. This permission however has recently lapsed, hence the submission of this full application.

Amenity: The premises have been used in the past as workshops involving activities such as car repairs etc over which there are no existing planning controls. This application provides the opportunity to remove this commercial use which potentially could adversely affect neighbouring residential amenity. The site is surrounded on all sides by existing housing and the removal of unsightly buildings, particularly when viewed from King Street, will improve the general appearance of the area.

With the exception of the relationship of the gable end of Plot 9 and ‘Hazeldene’, an adjoining property, the proposed development satisfies the Councils adopted separation standards. Due to extensions on the existing property the separation distance falls short by 4 metres. However the nearest facing wall on Plot 9 is single storey with a hipped roof. There are no facing windows. Given the extent of existing boundary planting and opportunities available to strengthen this boundary, I do not consider there will be any loss of visual amenity with ‘Hazeldene’ or loss of privacy to either dwelling as a result of overlooking. An appropriate condition will be imposed to prevent the insertion of any windows facing ‘Hazeldene’. 

Drainage: I note the objection regarding drainage, however members will note the views of Welsh Water and the conditions recommended. I have no reason to disagree with their advice.

Appearance/Design: The proposed layout reflects the pattern of neighbouring development and the sites configuration. The schedule involves a mix of house types which help create variety and interest within the development. The Chapel building on Llangollen Road provides an appropriate context for the 3 storey apartment block which will be comparable in height. I am satisfied with the proposed design and appearance and the use of red facing brickwork and slate grey roof tiles will help assimilate the scheme into its surroundings. All materials will be reserved for further approval.   

Highways: Vehicular access is onto King Street. The point of access was established when permission was granted in 2004 (P/2004/0221). Visibility splays of 2.4 x 33m satisfy the requirements of TAN 18 for vehicular speeds of  25mph. Highways have raised no objections subject to conditions to ensure adequate visibility; traffic calming; a slight realignment of the carriageway; re-location of parking provision for no’s 5, 6, 7 and 8. Whilst there is a marginal shortfall in parking provision (i.e. below the requirements of LPG No. 16) given the sites location and its proximity to a bus route, highways raise no objections.

Contamination: The site lies within 250 metres of two former landfill sites. In light of this, any permission granted will be subject to a condition to ensure that any potential contamination issues are dealt with.

Contribution for Schools: In accordance with the requirements of LPG No. 27 Developer Contribution to Schools a financial contribution will be required. This will be secured by Legal Agreement

Conclusion:  As the site lies within existing settlement limits and is surrounded by housing, there can be no objections in principle to residential development. The proposal offers the opportunity to remove a potentially un-neighbourly use and improve the visual appearance of the area.  

RECOMMENDATION A 

That the Council enters in an obligation under Section 106 of the Town and Country Planning Act 1990 requiring payments towards the shortfall in educational facilities. The Chief Planning Officer be given delegated authority to settle the final form and content of the Obligation.

RECOMMENDATION B

That on completion of the Obligation, planning permission be GRANTED subject to the following conditions

/2007 /1233
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
No part of the development shall be commenced 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.

3.
Notwithstanding the provisions of The Town & Country Planning (General Permitted Development) Order no windows or other openings shall be inserted in any elevation of the building facing 'Hazeldene'.

4.
No part of the development hereby permitted shall be commenced until full details of both hard and soft landscape works for the site have been submitted to and approved in writing by the Local Planning Authority.  The works shall be implemented in accordance with a timescale to be approved in conjunction with the scheme of details.

5.
Within six months of the first use of the development, trees and shrubs shall be planted on the site in accordance with a scheme which has been submitted to and approved by the Local Planning Authority.  Any trees or shrubs removed, dying, being severely damaged, or becoming seriously diseased within five years of planting shall be replaced by trees or shrubs of a similar size and species to those originally required to be planted.

6.
Development shall not begin on site until a scheme to deal with potential contamination at the site has been submitted to and approved in writing by the Local Planning Authority.  This scheme shall include a phased investigation approach to identify the extent of contamination and any measures required to remediate the site, including post-development monitoring.  Where remediation works are required, the development shall not be occupied/used until a Validation Report to show that the works have been satisfactorily carried out has been submitted to and approved in writing by the Local Planning Authority.

7.
The access shall have a visibility splay measuring 2.4m x 33m in both directions measured to the nearside kerb edge of the adjoining highway within which there shall be no obstruction in excess of 1m in height.

8.
No development shall commence until a scheme of traffic calming has been submitted to and approved by the Local Planning Authority. The approved scheme shall be implemented prior to the occupation of the first dwelliing.

9.
Notwithstanding the approved plans a scheme detailing the proposed access and highway realignment shall be submitted to and approved by the Local Planning Authority prior to commencement of any site works and shall be constructed prior to occupation of the first dwelling.

10.
Notwithstanding the approved plans the parking provision for dwelling no's 5, 6, 7 and 8 shall be relocated to form a double driveway to the front of each dwelling.

11.
Foul water and surface water discharges shall be drained separately from the site.

12.
No surface water shall be allowed to connect (either directly or indirectly) to the public sewerage system unless otherwise approved in writing with the Local Planning Authority.

13.
Land drainage run-off shall not be permitted to discharge, either directly or indirectly into the public sewerage system.

14.
No development shall commence until a scheme for the comprehensive and integrated drainage of the site indicating provision for foul water, surface water and land drainage has been submitted to and approved in writing by the local planning authority.  Prior to the submission of those details, an assessment shall be carried out into the potential for disposing of surface water by means of sustainable drainage systems (SuDS) in accordance with the principles of sustainable drainage systems set out in Technical Advice Note 15: Development and Flood Risk, and the results of the assessment provided to the local planning authority.  Where a SuDS scheme is to be implemented, the submitted details shall:

(i) Provide information about the design storm period and intensity, the method employed to delay and control the surface water discharged from the site and the measures taken to prevent pollution of receiving ground water and/or surface waters;

(ii) Specify the responsibilities of each party for the implementation of the SuDS scheme, together with a timetable for that implementation; and,

(iii) Provide a management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public authority of statutory undertaker and any other arrangements to secure the operation of the scheme throughout its lifetime.

The scheme as approved shall be implemented in accordance with a timescscale to be agreed as part of the submitted details and maintained thereafter.

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.
To protect the amenities of the occupiers of nearby properties.

4.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

6.
To deal with potential contamination on the site.

7.
To ensure the formation of a safe and satisfactory access and in the interests of highway safety.

8.
In the interests of highway safety.

9.
To ensure the formation of a safe and satisfactory access and in the interests of highway safety.

10.
To ensure adequate parking and turning facilities are provided.

11.
To protect the integrity of the public sewerage system.

12.
To prevent hydraulic overloading of the public sewerage system, to protect the health and safety of existing residents and ensure no detriment to the environment.

13.
To prevent hydraulic overload of the public sewerage system and pollution of the environment.

14.
To ensure proper drainage of the site.
NOTE(S) TO APPLICANT
The permission hereby granted does not authorise encroachment upon, or interference with, the adjoining property.

Prior to any excavation taking place, the Council’s Chief Public Protection Officer should be consulted regarding the possibility of any contamination on site and the necessity for the analysis of any soil samples.  The Chief Public Protection Officer should be notified of any contamination discovered during the course of the work.

You should ensure that any difference between the plans approved under the Town and Country Planning Acts and under the Building Regulations is resolved prior to commencement of development, by formal submission of amended plans.

The separate written consent of the Local Highway Authority must be obtained before any work is carried out within the confines of the highway.

You are reminded that the Disability Discrimination Act 1995 applies to residential development and you will be required to provided (amongst other things) level access, down stairs cloak room and wider doorways.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1268
COMMUNITY:
Penycae
WARD:

Penycae
	LOCATION:
 Land at Bridge Street/Stryt Issa Pen Y Cae Wrexham 

DESCRIPTION:
Demolition of former public house and erection of 4 no. dwellings with associated parking.
APPLICANT(S) NAME:
Mr C I Harding 


	DATE RECEIVED: 

25/10/2007
CASE OFFICER: 

SJG
AGENT NAME:

GDP Planning



_____________________________________________________________________

THE SITE

The site is on the corner of Stryt Issa and Afoneitha Road and has an area of 0.06ha.  


PROPOSAL

Demolition of all existing buildings and the erection of a terrace of 4, two bedroom dwellings.  The central two units include a three-storey section on the corner facing north towards Bridge Street. 6 parking spaces are proposed; 5 in the former public house car park on Afoneitha Road and 1 on Stryt Issa.  A new 2 metre wide footway is proposed along both road frontages. 

APPLICANT’S SUBMISSIONS

The intention is to create a landmark building, and to follow the style of development in the locality. The site is well served by bus services.  

Pre-application discussion with a Planning Officer and following advice, we made changes to the proposed development, including the inclusion of an additional car parking space.  We have also had regard for advice on car parking provision from both the Government and the Welsh Assembly.  It is somewhat surprising therefore that the Highways Authority is suggesting that we increase car parking provision.  In addition, there is a frequent bus service from Pen y Cae to Wrexham and as you know the use of public transport rather than the private car is to e encouraged.

The development has been designed to improve that part of the village with sensitively designed landmark building.  The site is constrained and any additional car parking will not only dominate the development but will be difficult to achieve also.  We could achieve about 8 car parking spaces on the car park but this will entail cars reversing into the carriageway when exiting the site, which I am sure the Highway Authority would find to be less than satisfactory.  On-street  car parking can be eliminated by the use of double yellow lines along the frontage to the site.

In conclusion, we can meet the requirements of the Highway Authority for car parking but we do not feel that it is the best solution to the development of the site.

RELEVANT HISTORY 

P/2005/0990 Conversion of public house to 2 dwellings

Granted 7/11/2005

P/2005/0991 Outline for residential development


Granted 7/11/2005

DEVELOPMENT PLAN

Within the settlement limits.  Policies H2 T8 S9 GDP2 and GDP1  of UDP are relevant, together with LPGN 16 21 and 27. 

CONSULTATIONS

Penycae C Council:
No observations

Local Member:
Cllr Caldecott requests a 2 metre footpath

Highways:   
Recommend refusal on grounds of inadequate parking provision.  

Public Protection:
Consulted 29/10/2007

Education:
Schools contribution of £7840 required for primary places

Env Agency:
Standard advice applies

Welsh Water:
Recommend conditions


Site Notice:
Expired 27/11/2007

Other representations:
Adjoining occupiers notified 6/11/2007. 

SPECIAL CONSIDERATIONS/ ISSUES

Impact on residential amenity:  Separation distances on Bridge Street have not been met- the main window distance is only 13 metres.  However the scheme is in keeping with the character of this village centre site and reflects the location of existing buildings.  Garden space is also limited due to the shape of the site.  

Design:   The development includes a three storey section on the junction and in my view, the design is appropriate and will enhance the appearance of the locality.  

Access and parking:  The development site has access onto Afoneitha Road which is a classified road subject to a 30mph speed limit. Vehicular speeds are considered at being around 25mph approaching from the north east and 30mph approaching from the south west. Visibility from the proposed access will require splays of 2.4 x 45m to the north east and 2.4 x 90m to the south west measured to the nearside edge in which there shall be no obstruction in excess of 1.0m in height, this is achievable.

The proposed development is for 4 no. 2 bedroomed dwellings with only 6 parking spaces (max standard is 8 spaces) .  However one of the spaces does not have the required clearance behind in order to safely manoeuvre out of the space and would need to be deleted in order to facilitate the other four within the car park. This leaves a shortfall of 3 no. spaces based on LPGN16 standards and could therefore encourage on-street parking.

In response to these concerns, it should be borne in mind that the revised guidance on highways and parking (TAN18) stresses the fact that parking standards should be viewed as maximum and not minimum standards.  This particular location is close to local services and amenities and is served by public transport.  The proposed car park was previously the car park for the public house.  There may be a need for waiting restrictions close to the junction.  It is my view that in the circumstances the reduced level of parking will not cause undue concerns provided the applicant pays for double yellow lines .

Schools contributions:  A contribution towards primary school places is required under LPGN 27.  

Loss of the public house:  This issue was considered in the previous outline application under the terms of policy S9, and the property has remained empty since 2005.  

Conclusion:  Although submitted as a full application, the scheme reflects the conditions of the 2005 outline permission and will enhance the appearance of the locality.  

RECOMMENDATION A

That the Council enters into an obligation under Section 106 of the Town and Country Planning Act 1990, requiring:

a. A contribution to school provision of £7840

b. A contribution towards the cost of introduction of waiting restrictions at the junction

The Chief Planning Officer be given delegated authority to determine the final form and content of the obligation.  

RECOMMENDATION B

That planning permission be granted on completion of the obligation, subject to conditions.

CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, no extensions or additions to the dwelling shall be built, erected or constructed.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, no buildings (including any sheds, greenhouses, outbuildings etc) shall be built, erected, or constructed on the land.

6.
Details of boundary walls and fences shall be submitted to the Local Planning Authority before any part of the development is commenced and the development shall only be carried out in strict conformity with such details as are thereby approved.

7.
A 2m wide footway shall be constructed along both road frontages of the proposed development site in accordance with details to be submitted to and agreed by the Local Planning Authority and the footway shall be completed in accordance with the approved details prior to occupation of any dwellings on the site.

8.
The vehicle parking and turning areas indicated on the approved plans shall be laid out, surfaced and drained prior to the first use of the building hereby granted and shall thereafter be retained for those purposes, free of all obstruction.

9.
A bat roost report shall be undertaken by specialist consultants to be able to assess the likely impacts of the proposal on any statutory protected species can be assessed.  The report must also propose and deliver appropriate conservation schemes and 'Reasonable Avoidance Measures' and be submitted to and approved by the Local planning Authority.  Any mitigation measures required shall be implemented in accordance with time scales to be agreed as part of the measures before development commences on site.

10.
No surface water shall be allowed to connect (either directly or indirectly) to the public sewerage system.

11.
No land drainage run-off will be permitted, either directly or indirectly, to discharge into the public sewerage system.

12.
The proposed access from Afoneitha Road shall have a visibility splay of 2.4 x 45m to the north-east and 2.4 x 90m to the south-west as measured to the nearside edge of the carriageway within which there shall be no obstruction to visibility in excess of 1.0m in height.
REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

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.
Due to the restricted application site and its relationship with adjoining properties 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.

5.
Due to the restricted application site and its relationship with adjoining properties 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.

6.
To enable the control of matters not detailed in the application in compliance with the appropriate policies and standards

7.
In the interests of pedestrian and highway safety.

8.
In the interests of highway safety.

9.
In order to protect wildlife interests, which are afforded special protection.

10.
To ensure satisfactory drainage of the site and to avoid flooding.

11.
To ensure satisfactory drainage of the site and to avoid flooding.

12.
To ensure that adequate visibility is provided at the proposed point of access to the highway.
NOTE(S) TO APPLICANT
You are advised that this grant of planning permission was made following the completion of an Agreement under Section 106 of the Town and Country Planning Act.  Before undertaking any work under this permission you are advised to obtain full details of the Agreement and ensure that you are able to comply with its terms.

Your attention is drawn to Highway Supplementary Notes Numbered 1, 3, 4 and 5 on the enclosed "Applicants' Rights and General Information".

It is advised that the construction of the 2.0m wide footway may involve the repositioning of various street furniture.

All works, ancillary operations and the use of plant and machinery which are audible at the site boundary shall be carried out only between 0730 hours to 1930 hours, Monday to Friday, between 0800 hours to 1400 hours on Saturdays, and at no time on Sundays and Bank Holidays.

There shall be no bonfires on the site, to include the prohibition of the burning of cleared vegetation.

Before any demolition or associated works commence on site, a dust management plan should be submitted for approval by the Chief Housing and Public Protection Officer, High Street, Ruabon, Wrexham, LL14 6NH and should be fully implemented during the course of the works carried out.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1277
COMMUNITY:
Rhos
WARD:

Ponciau
	LOCATION:
 Land at Mountain Street Rhosllanerchrugog Wrexham 

DESCRIPTION:
Outline application for residential development. Creation of new vehicular and pedestrian access.
APPLICANT(S) NAME:
Mr Richard Williams Pennaf

	DATE RECEIVED: 

26/10/2007
CASE OFFICER: 

MP
AGENT NAME:

ISP Architects LLP
Miss Cornelia Oehrling



_____________________________________________________________________

SITE

The application site is a broadly crescent shaped parcel of land some 2700 square metres in area.  It adjoins both Mountain Street and High Street.


PROPOSAL

The application was originally for 9 units, but the applicant has agreed to delete the number. All matters are reserved for subsequent approval.  

HISTORY

The site was acquired by the predecessor authorities.  Historical maps suggest around 8 dwellings that were subsequently demolished by the Council occupied it, although a sizeable proportion of the site appears to have been undeveloped, or at least was not occupied by buildings.  I understand the land has been maintained as an area of informal open space since the 1970’s.

DEVELOPMENT PLAN

Within the settlement limit.  Policies PS2, GDP1 and H2 apply.  

CONSULTATIONS

Community Council: 
Members have raised the following concerns:

· That the area has previously been designated an open space where land was purchased by the Council originally;

· The density of the development, members would not like to see this increased in any way;

· The limit amount of land left as public open space;

· The affect that the development will have on the presently 

Cllr Pemberton: 
Has expressed concerns  about the loss of open space.

Cllr A Roberts:

Has objections to the proposed development because of:

· the intensity of the development;

· the failure to provide open space within the development;

· the fact that gable ends are shown on the Mountain Street aspect.

He has no objection to the development of part of the site but is of the opinion that development along High Street incorporating the derelict land would be preferable.

Highways
Highways have advised that it is likely an adequate access onto Mountain Street could be provided subject  and recommend conditions requiring adequate visibility and parking.  The have also commented on the illustrative plan submitted showing 9 dwellings that it does not appear possible to provide an acceptable access onto High Street.

Public Protection:

Notified 31.10.07

Environment Agency:

The application has low environmental risk.

Welsh Water:
The buildings would overload the public sewerage system but improvements are planned for completion by April 2008.  Conditions are recommended restricting first use of any dwellings until after April 2008, and also specifying site drainage.

Other representations: 
118 letters of objection received (117 are identical and 1 person has sent 2 letters) and a petition with 102 signatures received.  It should be noted that people 85 sent a letter and also signed the petition.  The representations express the following concerns;

· this land is the only Public Open Space amenity land in this area of Rhos and with the Council promoting Health and Wellbeing this area of land encourages members of the public to exercise;

· There are OAP bungalows and Warden Controlled Accommodation that surround the area and the elderly residents may not have the ability to walk far to exercise by taking their amenity land an facilities from the community;

· There is demolition land within 10 metres of the site.  Request that this land is tidied up and redeveloped to leave our green open spaces for all of the surrounding area to enjoy;

· Concern about increased traffic/reduced highway safety on Mountain Street, High Street and Bank Street;

· Loss amenity/open space and harming the amenity of local people;

· Existing footpaths/rights of ways not shown on plans.

Site Notice:


Expired 21.11.07

SPECIAL CONSIDERATIONS

Principle of development/loss of open space: The site lies within the settlement limit there are no policy objections in principle to its development.  I am also satisfied that the site can be developed in accordance with adopted standards for new developments set out in LPGs 16 and 21.   

There has been a significant volume of objection expressing concern about the development of the site and in particular against the loss of open space.  The site is not however a designated formal recreation land/open space area but rather an informal green space area, of which the Community of Rhos currently has a surplus.  

Whilst there may be a surplus of informal green spaces, there is a deficit of both youth/adult playing field facilities and children’s play areas.  Due to its size, shape and relationship with adjacent properties the site is clearly unsuitable for use as a playing field, however play facilities for children could be accommodated.  The retention of an element of open space would not preclude the development of a reasonable proportion of the site however. I do not believe it would be appropriate to set a maximum area for development at this stage. I am of the opinion that any permission granted should be subject to a condition requiring the applicant to retain an area of public open space and provide play facilities as part of the development.  

Highways:  On the basis of the advice received from Highways, a safe and satisfactory means of access to any future development is achievable from Mountain Street, but not from High Street.  Conditions should therefore be attached to the permission to clearly specify that the means of access to the development should be off Mountain Street only.  

Conclusion:  I am satisfied that the site can be developed in accordance with adopted policies.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
Approval of the following details shall be obtained from the Local Planning Authority before any part of the development is commenced:

    a.  the siting of the building(s)

    b.  the design of the building(s)

    c.  the external appearance of the building(s)

    d.  the means of access to the site and building(s)

    e.  the landscaping of the site.

2.
Plans and particulars of the reserved matters referred to in condition 1 (above) shall be submitted in writing to the Local Planning Authority before the expiry of three years from the date of this permission.  The development shall only be carried out in strict conformity with such details as are thereby approved.

3.
The development hereby permitted shall be begun before the expiry of five 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.

4.
No means of access to the development site shall be provided other than off Mountain Street.

5.
Any access provided onto Mountain Street shall have visibility splays of 2.4 x 43m in both directions measured to the nearside edge of adjoining highway within which there shall be no obstruction above 1m in height.

6.
The development shall provide off-street parking in accordance with Local Planning Guidance Note 16.

7.
Foul and surface water discharges shall be drained separately from the site.

8.
No surface water or land drainage run-off shall be allowed to connect (either directly or indirectly) to the public sewerage system.

9.
No dwellings or other buildings erected on the development site shall be brought into use until essential improvements of the public sewerage system have been completed.

10.
The reserved matters application shall include details of an area of the site to be retained as Public Open Space and the provision and funding of an equipped children’s play area..
REASON(S)

1.
To comply with the provisions of the Town and Country Planning (General Development Procedure) Order, 1995.

2.
To comply with Section 92 of the Town and Country Planning Act, 1990.

3.
To comply with Section 92 of the Town and Country Planning Act, 1990.

4.
In the interests of highway safety.

5.
To ensure that adequate visibility is provided at the proposed point of access to the highway.

6.
To ensure adequate off-street parking is provided in the interests of highway safety.

7.
To protect the integrity of the public sewerage system.

8.
To prevent hydraulic overload of the public sewerage system and pollution of the environment.

9.
To allow for the existing hydraulic overloading of the public sewerage system to be mitigated and to ensure the local community and environment are adversely affected.

10.
In the interests of the amenities of the locality.
NOTE(S) TO APPLICANT
With reference to condition 9, essential works to the public sewerage are being underatken by Welsh Water.  This work is scheduled to be completed by 1 April 2008.  The Local Planning Authority will be notified in writing by Welsh Water when these works have been completed.

You are advised that drawing no 6478/L(9)01 submitted with the applications has been considered as being for ilustration purposes only.  The granting of this permission in no way implies that the siting, layout and number of dwellings shown on the plans will subsequently be granted planning permission.  You are therefore advised to contact the Planning Department to discuss reserved matters details prior to their submission.

All works, ancillary operations and the use of plant and machinery which are audible at the site boundary shall be carried out only between 07:30 hours to 18:00 hours Monday to Friday, between 08:00 hours to 14:00 hours on Saturdays and at no time on Sundays and Bank Holidays.

There shall be no fires on the site, to include the prohibition of the burning of cleared vegetation.

A dust management scheme shall be implemented on site to prevent dust nuisance from arising

_____________________________________________________________________

	APPLICATION NO:
P/2007 /1308
COMMUNITY:
Rhos
WARD:

Ponciau
	LOCATION:
Land adjacent to Haulfryn Fennant Road Ponciau Wrexham 

DESCRIPTION:
Outline application for erection of 1 no. 2 bedroom detached dwelling and provision of 4 no. off-street parking spaces.
APPLICANT(S) NAME:
Mr & Mrs  Richards 


	DATE RECEIVED: 

07/11/2007
CASE OFFICER: 

MP
AGENT NAME:

Mr & Mrs Richards



_____________________________________________________________________

SITE

The application site is part of the residential curtilage/garden area of Haulfryn 


PROPOSAL

The applicant seeks approval for the siting of the dwelling and the means of access to the site.  Design, landscaping and external appearance are reserved for subsequent approval.  

HISTORY

P/2003/0072
Two-storey side extension, rear extensions and 2 No. double garages. Granted 4.3.2003 (to date unimplemented). 

P/2004/0679
Outline application for residential development (1 dwelling).  Withdrawn.

P/2007/0979
Outline application for erection of two storey 3 bedroom dwelling.  Withdrawn.

DEVELOPMENT PLAN

Within the settlement limit.  Policies PS2, GDP1 and H2.

CONSULTATIONS

Community Council: 
Notified 7.11.07

Cllr Pemberton:
Notified 7.11.07

Cllr A Roberts:
Requested the scheme goes to planning committee.

Highway:
Recommend refusal on the grounds that the plans fail to demonstrate adequate visibility.  
Welsh Water:


Recommend conditions regarding drainage.
Other representations: 
Nearby occupiers notified 7.11.07

Site Notice:


Expired 3.13.07

SPECIAL CONSIDERATIONS

Background: Two previous outline applications for single residential plots have been withdrawn after the applicants were advised that the proposals were likely to be refused owing to inadequate visibility at the site access, although there is no objection in principle to the development of the site.  The current proposals seek to address these concerns by providing a new parking area parallel to Fennant Road with 2 spaces each for the proposed dwelling and the existing dwelling. 

Siting of the dwelling: The siting of the proposed dwelling shown on the submitted plan is acceptable.  I am satisfied that the site can be developed in accordance with the standards for new dwellings set out in LPG21 (with the exception of the advice on car parking – see below).  

Proposed access arrangements: I am concerned that the proposals will not provide a safe and satisfactory means of access to either the existing or proposed dwelling.  Vehicles manoeuvring in or out of the parking spaces are unlikely to be provided with clear views of the road in either direction.  Fennant Road is also a classified road and LPG21 advises that new dwellings accessed off classified roads should be provided with turning facilities to avoid the need for vehicles to reverse or manoeuvre on the highway.  Whilst the parking layout allows vehicles to exit the site without having to turn, the layout may well may well result in vehicles reversing/manoeuvring in the highway and is likely to prove as hazardous as if a driveway without a turning space were proposed.   

The applicant has suggested that a condition could be attached to require vehicles to park facing an easterly direction, thus maximising the visibility available to drivers. Such a condition would not be enforceable however and it would not be possible to prevent drivers parking facing a westerly direction.  If a vehicle were to access a parking space in this direction, they would be required to cross from one side of the road to the other and then manoeuvre into an available parking space in the face of on-coming traffic.  The driver of a vehicle parked facing west would also be placed in a very disadvantageous position when attempting to exist a parking space because they would have extremely limited views of on-coming traffic, thus putting themselves and other road users at risk.  

Conclusion: The proposals do not provide a safe and satisfactory means of access and as such do not accord with policy GDP1(d).  

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
It does not appear possible to construct a vehicular access that provides adequate visibility for vehicles emerging from the site.  The proposals do not therefore accord with policy GDP1(d).

2.
The proposed access and parking arrangements are likely to result in vehicles manoeuvring within the highway, thus increasing the risk to all road users.  To permit the proposed access and parking arrangements would conflict with policy GDP1(d). 

_____________________________________________________________________

	APPLICATION NO:
P/2007 /1311
COMMUNITY:
Overton
WARD:

Overton
	LOCATION:
 18 Salop Road Overton Wrexham 

DESCRIPTION:
Alterations and extensions
APPLICANT(S) NAME:
 P Williams & K McIntosh 


	DATE RECEIVED: 

07/11/2007
CASE OFFICER: 

LB1
AGENT NAME:

Bryn Renshaw



_____________________________________________________________________

SITE 

Terraced property in Overton.


PROPOSAL

Extensions to property – single storey rear and side extension as indicated above, first floor extension to bathroom and creation of balcony.

HISTORY

Associated Listed Building Consent – application P/2007/1312, next item on the agenda

DEVELOPMENT PLAN

A Listed Building within Overton Conservation Area.

Property lies within settlement limit.  Policies GDP1, PS2, EC7 & EC5 apply.

CONSULTATIONS

Community Council: 
Object to proposal on the basis that the extension would overlook next door but ones bedroom window.

Local Member: 
Notified 08/11/07

Other representations: 
Neighbouring properties consulted 12/11/07

Site Notice:


Expired 04/12/07

SPECIAL CONSIDERATIONS

The site: The property lies at the end of a terrace of three properties which originally formed a chapel which was converted into dwellings in the late 19th century.  The properties were Listed in 1994.  The front of the terrace is brickwork with slate roof, the rear is white render.  There have been various additions to Nos. 16 & 17 Salop Road including the erection of single storey conservatories and ground floor extensions.

There are currently no extensions to the rear of No. 18 although there is a single storey lean to on the gable end.  This is of poor construction and does not reflect the style of the property.

Conservation and Design: The proposed extension is of brick construction with an iron balcony rail.  The design of the windows reflects those on the front elevation and is more in keeping with the property than the current design; construction details will be required prior to development, however these can be required by condition.

The design and materials for the proposed extension maintain and enhance the appearance of the building bringing the design of the rear elevation to the same standard as the front elevation.

Amenity: The proposed extension passes the BRE tests in relation to the neighbouring property.  The balcony is shielded from the remaining properties in the terrace by the first floor bathroom extension.  There may be minimal overlooking to the rearmost area of the neighbouring gardens, however I am of the opinion that this would not have a detrimental impact on the enjoyment or amenity of the neighbouring gardens.

There is an existing balcony on No. 16 Salop Road that creates overlooking to the neighbouring gardens.  The proposed balcony provides more screening to neighbouring houses and gardens than the existing feature.

Conclusion: The proposed extension would not have a detrimental impact on the neighbouring properties, the design is in keeping with the existing dwelling and would enhance the character of the Conservation Area and I therefore recommend that permission be granted subject to conditions.

P/2007 /1311
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
No part of the development shall be commenced 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.

3.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.
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.
To ensure that the development fully complies with the appropriate policies and standards.
NOTE(S) TO APPLICANT
You should ensure that any difference between the plans approved under the Town and Country Planning Acts and under the Building Regulations is resolved prior to commencement of development, by formal submission of amended plans.

You are advised that building work which involves work on an existing wall shared with another property, building on the boundary with a neighbouring property or excavating near a neighbouring building may require the separate consent of the neighbour under the provisions of the Party Wall Act.  If you require further information or advice please contact the Building Control Section on 01978 292050.

You are advised that this permission does not in itself authorise the carrying out of the development hereby permitted until the necessary Listed Building Consent has been obtained.  Your concurrent application for Listed Building Consent has now been forwarded to theWelsh Assembly Government.

_____________________________________________________________________

	APPLICATION NO:
P/2007 /1312
COMMUNITY:
Overton
WARD:

Overton
	LOCATION:
 18 Salop Road Overton Wrexham 

DESCRIPTION:
Listed Building Consent for alterations and extensions
APPLICANT(S) NAME:
 P Williams & K McIntosh 


	DATE RECEIVED: 

07/11/2007
CASE OFFICER: 

LB1
AGENT NAME:

Bryn Renshaw



_____________________________________________________________________

SITE 

Terraced property in Overton.


PROPOSAL

Extensions to property – single storey rear and side extension as indicated above, first floor extension to bathroom and creation of balcony.

HISTORY

Associated Planning application – application P/2007/1311, previous item.

DEVELOPMENT PLAN

A Listed Building within Overton Conservation Area.

Property lies within settlement limit.  Policies GDP1, PS2, EC7 & EC5 apply.

CONSULTATIONS

Community Council: 
Object to proposal on the basis that the extension would overlook next door but ones bedroom window.

Local Member: 
Notified 08/11/07

RCAHMW:


Consulted 08/11/07
WACS:


Consulted 08/11/07

FHS:



Consulted 08/11/07

DHS:



Consulted 08/11/07
Other representations: 
Neighbouring properties consulted 12/11/07

Press Notice:


Expired 14/12/07

Site Notice:


Expired 04/12/07

SPECIAL CONSIDERATIONS

The site: The property lies at the end of a terrace of three properties which originally formed a chapel which was converted into dwellings in the late 19th century.  The properties were Listed in 1994.  The front of the terrace is brickwork with slate roof, the rear is white render.  There have been various additions to Nos. 16 & 17 Salop Road including the erection of single storey conservatories and ground floor extensions.

There are currently no extensions to the rear of No. 18 although there is a single storey lean to on the gable end.  This is of poor construction and not in keeping with the rest of the property.  

Conservation and Design: The proposed extension is of brick construction with an iron balcony rail.  The design of the windows reflects those on the front elevation and is more in keeping with the property than the current windows.  

The design of the extension enhances and maintains the character of the Listed Building, however further details of construction details for the windows and walls will be required by condition to ensure they are in keeping with the building and locality.  Additionally details of the proposed balustrade work for the balcony will be required.

The proposed works result in the demolition of part of the existing external wall to enable the enlargement of the living area.  This would remove the fabric of the original chapel building and it has been requested that the applicant provide justification of the removal of a large part of this wall or reduce the amount that is removed.  Details will be provided on the addendum.

Amenity: The proposed extension passes the BRE tests in relation to the neighbouring property.  The balcony is shielded from the remaining properties in the terrace by the first floor bathroom extension.  There may be minimal overlooking to the rearmost area of the neighbouring gardens, however I am of the opinion that this would not have a detrimental impact on the enjoyment or amenity of the neighbouring gardens.

Conclusion: The proposed extension would not have a detrimental impact on the neighbouring properties, the design is in keeping with the existing dwelling and would enhance the character of the Conservation Area, the recommendation is in two parts.

RECOMMENDATION A 

That the Welsh Assembly Government should be advised that Wrexham County Borough Council is disposed to grant Listed Building Consent with Article 3 of the Planning (Listed Building Conservation Area) Regulations 1990 subject to the conditions specified below.

CONDITION(S)

1.
The works hereby granted consent shall be begun before the expiry of five years from the date of this consent.

2.
No part of the development shall be commenced until samples of all external facing 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.

3.
Before any work is commenced, drawings to scale 1:20 fully detailing all new or replacement windows and doors together with specification of rainwater goods shall be approved in writing by the Local Planning Authority.  The details shall fully describe the proposed materials, decorative/protective finish(es), cross sections for glazing bars, sills, heads etc, method of opening and glazing type.  Works shall only be carried out in strict accordance with such details as are approved.

4.
Before any work is commenced drawings to the scale 1:20 fully 

detailing all new or replacement balcony shall be submitted and approved in writing by the Local Planning Authority and installed in complete accordance with the approved details.  The details shall fully describe the proposed materials, decorative/protective finish(es) and balustrade design.

5.
Prior to the commencement of development full details of the construction of the walls shall be submitted for further approval of the Local Planning Authority.  Works shall only be carried out strictly in accordance with the details as approved.
REASON(S)

1.
To comply with Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

3.
To ensure the works reflect the character and appearance of the building.

4.
To ensure the works reflect the character and appearance of the building.

5.
To ensure the works reflect the character and appearance of the building.

RECOMMENDATION B 

That the Chief Planning Officer be authorised to issue the appropriate certificate forthwith if WAG  refers the application back to the Council for determination.

P/2007 /1312
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1318
COMMUNITY:
Acton
WARD:

Acton
	LOCATION:
Gresford Bookmakers Adj to Four Dogs Public House Box Lane  Wrexham 

DESCRIPTION:
Continued siting and use of unit as betting office with associated satellite dish, smoking lean to and disabled toilet (previously granted under code no. P/2002/0584 and P/2007/0356).
APPLICANT(S) NAME:
 Rita Parry 


	DATE RECEIVED: 

08/11/2007
CASE OFFICER: 

PF
AGENT NAME:

Rita Parry



_____________________________________________________________________


PROPOSAL

Is for the renewal of a temporary permission previously granted to site a prefabricated building with associated satellite dish in the car park of the Four Dogs public house in Acton.  

HISTORY (most relevant)

P/2000/1148 – Siting of unit for use as betting office and provision of associated 

satellite dish.  Granted 12.03.2001

P/2002/0584 – Continued siting and use of unit as betting office with associated 

satellite dish (previously granted under planning permission Code No. 

P/2000/1148).  Granted 29.07.2002  

P/2007/0356 – Infill of ramp to create smoking lean to and disabled toilet (in 

retrospect).  Granted 08.05.2007

DEVELOPMENT PLAN

Site is within settlement.  UDP policies PS2 and GDP1 apply.

CONSULTATIONS

Community Council: 
No objection but raise the question about planting around the building.



Local Member: 
Concerned about the intrusion the betting office has on local residents.

Highways:
No objection.

Other representations: 
9 neighbouring occupiers notified.  2 letters of objection received raising the following concerns: 

· Building is eyesore.

· Concerned about security and safety around the building.

Site Notice:


Expired 5.12.2007

SPECIAL CONSIDERATIONS

Background:  Permission was granted in 2001 for a temporary period and was subsequently renewed in 2002 for a five year period.  In May 2007 permission was retrospectively granted for a smoking shelter and ramp to the front of the building.

Residential Amenity: The building is located some 18m from the rear of 102 Chester Road, 28m from the nearest properties on the properties on Derwent Crescent and 22m from the frontage of the terraced properties on Gateway.  I do not consider that this building is considered visually detrimental to the amenity of the adjoining residents.  The site is bound a brick wall which does not exceed the height of the building and a large tree is present on the boundary with Derwent Crescent.  The main issue arising at this time is whether there are any security issues or problems caused by youths gathering in the vicinity.  I have discussed with North Wales Police the renewal of this application.  If there is any instance of anti social behaviour in the area, the consensus of opinion is that removing this building would not have an effect on reducing anti social behaviour.  

Highways: The public house car park is large and serves both the pub and the betting office with no obvious nuisance.  Highways raise no concerns in relation to the retention of this structure. 

Conclusion:  I am satisfied that this building is not visually intrusive and that no detriment is caused to the amenity of the neighbouring residential occupiers.  A further five year temporary permission is appropriate to ensure that the state of the building can be kept under review.
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The use of the building shall cease not later than 31 December 2012.  The building together with any hard standing, base or slab upon which it stands shall be completely removed and the land restored to its previous condition not later than one month after that date.

2.
The building shall be painted and repainted using only a cream coloured paint unless otherwise agreed, in writing, by the Local Planning Authority.
REASON(S)

1.
Having regard to its design and materials of construction, planning permission would not normally be granted in respect of temporary buildings in this location.  Permission has been granted in this instance solely to allow the applicant adequate time to seek permanent, satisfactory accommodation.

2.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1323
COMMUNITY:
Minera
WARD:

Minera
	LOCATION:
Tomlinsons Dairies Penypalmant Farm  Minera Wrexham 

DESCRIPTION:
Formation of temporary parking area.
APPLICANT(S) NAME:
 P N & J A Tomlinson Tomlinsons Dairies Ltd

	DATE RECEIVED: 

09/11/2007
CASE OFFICER: 

SJG
AGENT NAME:

Haston Reynolds Partnership
David A. Haston



_____________________________________________________________________

THE SITE

South-west side of the B5430 to the north-west of Minera Industrial estate.  The site consists of an area of 0.3 hectare of an undulating field behind a highway hedge.

PROPOSAL

Formation of a temporary hardcore surface car park accessed from the existing dairy site.  The plan shows the formation of 20 parking spaces and a delivery vehicle area.  The development is 35 metres away from the road, with the land between the car park and the B5430 set aside for earthworks and planting of trans-located trees and shrubs.  

APPLICANT’S SUBMISSIONS

The company was founded in 1983 at the farm, and now employs 44 full-time people on a 2-shift system.  Planning permission has been obtained for a new dairy at the Five Crosses Industrial estate, but this will not be operational for up to 2 years due in part to negotiations over access issues.  There is insufficient space at the existing dairy to safely accommodate existing staff cars and delivery vehicles.  The car park has been set back from the B5430.  

Access from the rear of the existing site, avoiding a breach of the planted mound, was investigated.  This was ruled out as it would involve cars driving through the HGV area at the rear of the site, would endanger the operation of loading bays and would also interfere with a field gate used for agricultural purposes.  

Trees and shrubs from the mound will be trans-located to a temporary planting area and topsoil will be stored, for re-instatement of the bund and landscaping.   The mound will be a maximum height of 3 metres.  The site will be re-instated on expiry of a temporary permission.  

RELEVANT HISTORY 

MIN 15643
Conversion of building into dairy

Granted 22/8/1988

MIN 22611 
Alterations and additions to dairy unit 
Granted 19/10/1994

P/2002/0529 
Sign





Refused 8/7/2002

New site off Five Crosses Industrial estate

P/2005/1430
New Dairy building and associated works
Granted 31/7/2006

DEVELOPMENT PLAN

outside settlement limits and within a Green Barrier.  Policies PS2 PS4 EC1 EC4 EC13 T8 and GDP1 of UDP are relevant, together with LPGN 7 and 16. 

CONSULTATIONS

Minera C Council:
Consulted 14/11/2007

Local Member:
Consulted 14/11/2007

Highways:
No comments

Public Protection:
No comments

Transco:
Consulted 19/11/2007

Env Agency:
Standard advice applies

W water: 
Consulted 19/11/2007

Site Notice:
Expired 7/12/2007

Other representations:
Adjoining occupiers notified 19/11/2007


7 letters of concern/objection received, on behalf of local residents:

a. If the new dairy is not built, this development could become permanent and result in an expansion of the existing dairy.

b. Assurances are required that reinstatement and other conditions will be complied with

c. The developers should move to the new site straight away.  

d. Refer to several previous developments at the site and question need for permission.  

e. Some trees planted as a requirement of previous permission have been removed.  

f. Additional and evergreen screening required, not deciduous trees

g. Detrimental impact on residential amenity for dwellings opposite and to the south-west.

h. Encroachment onto green barrier land

i. Development will lead to increased surface water run-off in an area already suffering from surface water drainage problems.  

SPECIAL CONSIDERATIONS/ ISSUES

Visual amenity:  The development affects land within a Green Barrier.  The proposed works include reinstatement works and is submitted as a temporary development.  I am satisfied that the development will not harm the visual amenity and open character of the locality.

Construction:  the application includes a very detailed statement explaining the method of construction and appears to show that the hardsurfacing can be removed at the end of the temporary period. It includes a ground membrane below the hardcore to allow the materially to be removed cleanly.

Impact on residential amenity:  There is a gap of over 50 metres from the dwellings opposite to the proposed parking area, which is considered sufficient to ensure no significant detrimental impacts.  

Highway safety:  The additional parking spaces will reduce the current problems at the site pending the construction of the new dairy at the Five Crosses Industrial estate.  

Previous developments at the site:  There have been works carried out at the site since the last planning permission was granted, but in all cases these have not required permission.  Small extensions to the main building were carried out under Industrial permitted development rules, and works within the site to create hardstandings or storage areas did not require permission.  The landscaping works required by the permissions were carried out and inspected.  There may have been some minor tree removal or damage since then, but the trees were retained intact for the 5 year maintenance period as required.  

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
This permission shall not enure for the benefit of the land but shall operate for the benefit of PN & JA Tomlinson/Tomlinson's Dairies Ltd.  The use shall cease when he/she discontinues that use, or on 31 December 2010 whichever is the earlier and thereafter the use shall be abandoned.  The land shall be restored to its previous condition not later than one month after that date.

2.
Development shall only be carried out in strict accordance with the approved plans and details unless the prior written approval of the Local Planning Authority has been obtained.

3.
All hard and soft landscape works shall be carried out in accordance with the approved details as set out on drawing(s) No(s) A3 002.  The works shall be carried out within 3 months of the first use of the development with the exception of soft landscaping which shall be carried out in the first planting season (November to March) or seeding season (April to September) following the first use.

4.
All trees, shrubs and hedge plants supplied shall comply with the requirements of the current BS 3936 Specification for Nursery Stock.  All pre-planting site preparation, planting and post-planting maintenance works shall be carried out in accordance with the requirement of the current BS 4428 Code of Practice for General Landscape Operations (excluding hard surfaces).  All new tree planting shall be carried out in accordance with guidance contained in Section 13 of the current BS 5837 A guide for Trees in Relation to Construction - Recommendations.

5.
Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased within five years from the completion of the scheme shall be replaced by trees or shrubs of similar size and species to those originally required to be planted unless otherwise approved in writing by the Local Planning Authority.

6.
Apart from the translocated trees shown on the approved plan, no trees or hedges shall be lopped, topped, felled or uprooted without the prior written permission of the Local Planning Authority, nor shall any trees or hedges be wilfully damaged.

7.
The vehicle parking and turning areas indicated on the approved plans shall be laid out, surfaced and drained prior to its first use and shall thereafter be retained solely for those purposes, free of all obstruction.

8.
No storage shall take place in the open on any part of the site.

9.
No vehicle maintenance shall take place from the site.

10.
Details of external lighting shall be submitted to the Local Planning authority within one month of commencement of development and the development shall only be carried out in strict conformity with such details as are thereby approved.
REASON(S)

1.
To safeguard the visual amenity and open character of the area.

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.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

6.
To protect trees which are of significant amenity value to the area.

7.
In the interests of highway safety.

8.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

9.
To ensure a satisfactory standard of appearance of the development.

10.
To enable the control of matters not detailed in the application in compliance with the appropriate policies and standards.
NOTE(S) TO APPLICANT
The proposed development lies within a former coal mining area. You should take account of any hazards to stability which may arise from coal working in or near the site. Specific advice on any past working may be obtained from the Coal Authority Mining Reports Service. Phone 0845 762 6848 or from www.coal.gov.uk.

Any operations which may involve entry into former workings, shafts or adits or implementation of site investigations or other works may need permission from the Coal Authority.

You are reminded that the Disability Discrimination Act 1995 applies to this development.

This permission does not authorise any tipping of waste materials on the site.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1325
COMMUNITY:
Gresford
WARD:

Marford & Hoseley
	LOCATION:
The Red Lion Public House  Marford Hill Marford Wrexham 

DESCRIPTION:
External decked patio, adjacent gazebo, undercover front alfresco area.
APPLICANT(S) NAME:
   Marstons Pub Company

	DATE RECEIVED: 

12/11/2007
CASE OFFICER: 

SJG
AGENT NAME:

Garry Bentley Associates



THE SITE

The site is on the south side of the B5445 at the top of Marford Hill.


PROPOSAL

1. Closure of the existing access closer to the Public House by means of planted barrels, with the footway re-instated

2. Erection of a cover to the side of the porch on the roadside elevation, consisting of a slate roof with wooden posts

3. Construction of a timber decking area outside a new door to the lounge bar on the car park elevation, with 1m high ballustrading

4. Removal of a raised bed to the rear of the existing car park entrance to the lounge bar and erection of an open timber gazebo.

APPLICANT’S SUBMISSIONS
Access to the building will be improved by the closure of the vehicular access adjacent to the main entrances, and this will also improve safety of customers and users of the highway and footway.  

RELEVANT HISTORY 

CB 2418
Alterations and extensions


Refused 17/9/1998


CB 2778
Alterations and extensions


Granted 8/2/1999

P/2006/0216
Extraction system



Withdrawn May 2006

P/2006/0934
Extraction system



Granted 26/9/2006

DEVELOPMENT PLAN

Within settlement limits.  Policy GDP1of UDP is relevant and LPGN 6 and 16. 

CONSULTATIONS

Gresford C Council:
Consulted 13/11/2007

Local Member: 
Consulted 13/11/2007

Highways:
recommend conditions

Public Protection:
Comments regarding opening hours and smoking shelter

Access Group:
Comments regarding step up into bar from lobby and lack of disabled toilets


Site Notice:
expired 7/12/2007

Other representations:
Adjoining occupiers notified 13/11/2007


3 objections received on the following grounds:

a. The front open area will obstruct a public footpath and create more noise and disturbance to dwellings opposite

b. Additional problems with litter and behaviour of customers outside the premises late at night

c. Previous issues regarding extraction system not satisfactorily resolved.  

d. Tables and chairs would be placed on the area between the building and the road- no objections to a roofed smoking area.

e. Rear gazebo and decking area will lead to increased noise nuisance for adjoining residential properties.

f. Additional screening should be provided

SPECIAL CONSIDERATIONS/ ISSUES

Impact on residential amenity:  There is a concern that the front covered area will be used for outdoor drinking and noisy conversations in the evenings.   Public protection advise that there is a restriction on the use of external areas after 23.00 under licensing powers.  It is considered that licensing powers are the most appropriate method of safeguarding residential amenity in this case.

The alterations are acceptable in terms of their visual appearance

Highway safety:  The proposals will improve safety by the closure of the eastern access closest to the building.  The western access is still within the 30mph speed limit.  Adequate parking space will be retained for the premises.  I do not accept that the public footpath will be impeded by the development. If tables etc are put there they would be dealt with under Highway Act powers.

Disabled Access:   Since this proposal does not materially affect disabled access I propose to advise the applicant by way of a note that these concerns should be addressed.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

3.
A 2 metre wide footway shall be constructed across the eastern access to form a continuous pedestrian link to Highway Authority adoptable standards prior to the construction of the new structures hereby approved.
REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

2.
To ensure that the development fully complies with the appropriate policies and standards.

3.
In the interests of highway safety.
NOTE(S) TO APPLICANT
Your attention is drawn to Highway Supplementary Notes Numbered 1, 3, 4 and 5 on the enclosed "Applicants' Rights and General Information".

The closure of the existing access and construction of a new footway will require an agreement with the Highway Authority under section 278.

No seating or planting shall encroach on the highway.

The proposed development lies within a former coal mining area. You should take account of any hazards to stability which may arise from coal working in or near the site. Specific advice on any past working may be obtained from the Coal Authority Mining Reports Service. Phone 0845 762 6848 or from www.coal.gov.uk.

Any operations which may involve entry into former workings, shafts or adits or implementation of site investigations or other works may need permission from the Coal Authority.

You are reminded that the Disability Discrimination Act 1995 applies to this development. You are asked to seriously consider improvements to disabled access (step into building) and disabled toilet provision. 

The Council's Public Protection Officer advises that if a structure is to be used for smoking, at least 50% of the perimeter under the roof or ceiling must be permanently open space.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1329
COMMUNITY:
Chirk
WARD:

Chirk South
	LOCATION:
Co-op Store 16 Church Street Chirk Wrexham 

DESCRIPTION:
Installation of new refrigeration and air conditioning plant and new iron palisade fencing.
APPLICANT(S) NAME:
Mr Kevin Naybour The Co-Operative

	DATE RECEIVED: 

12/11/2007
CASE OFFICER: 

LB1
AGENT NAME:

DSP Architects LLP
Mr Jaron Goulding



_____________________________________________________________________

SITE 

Rear of Co-op Building in Chirk.

PROPOSAL

Installation of new refrigeration and air conditioning plant and new iron palisade fencing.

HISTORY

None relevant.

DEVELOPMENT PLAN

within settlement limit and Chirk Conservation Area, GDP1, PS2, EC7 apply.

CONSULTATIONS

Community Council: 

No objection to the proposal

Local Member: 

Consulted 13/11/07

Public Protection:
No objection in principle subject to conditions restricting noise.
Other representations: 
6 Letters of objection received raising the following points:

· Worried about the potential noise from the units.

· The current air conditioning unit and refrigeration unit creates continuous noise as it operates 24 hours a day creating disturbance to residents, particularly at night.  Concern that a larger unit will increase the noise levels and intensify noise disturbance contrary to Policy S6.

· It would be beneficial to the residents to relocate the unit close to the Co-op car park away from the residential area so as to cause minimal disturbance to local amenity.

· Other noise reduction methods should also be considered.

· The details submitted as part of the application indicate that the units create noise at a level of 31dbA at 10m free field, the standard planning condition requires noise levels not to exceed 3dbA therefore properties will suffer noise levels 10 times higher than the recommended levels.

Site Notice:



Expired 06/12/07

SPECIAL CONSIDERATIONS

The site: The current refrigeration and air conditioning units are located in the same site as the proposed unit.  The current fencing is not secure and in poor condition.

Design and Amenity: The design of the proposed enclosure and the units are an improvement upon the existing situation and would maintain the appearance of the Conservation Area.  

It is realised that the location of the unit has been chosen for its proximity to the internal chilling units and existing plant room, relocating the units to the other side of the car park will result in wasted energy and an impractical situation.

The applicants have submitted details as part of the application indicating that there will be a noise rating of 31dbA at a 10 metre free field.  The nearest house to the site (The Manse) lies approximately 10 metres away; the closest property on Queen’s Square lies 12 metres away.  Public Protection Department have recommended that to minimise noise disturbance the noise level of the units shall not exceed the background level by more than 3dB(A) at the nearest noise sensitive premises.

Since the nearest property lies 10m it is important to be sure that the units can operate without resulting in noise disturbance to nearby residents.  Clarification from the applicant has been sought to confirm their initial submissions and to establish whether a noise attenuation barrier could be installed as part of the scheme to minimise noise disturbance.  Details of any submissions shall be reported on the addendum. Public protection appear o be satisfied that on the basis of the information provided it should be acceptable.

RECOMMENDATION 

Provided the additional information fully demonstrates that the scheme will not result in an increase in noise pollution then permission be granted subject to the following conditions.

P/2007 /1329
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

3.
Prior to the commencement of development, details of the colour of the palisade fencing shall be submitted to and approved, in writing, by the Local Planning Authority.  Development shall only take place in accordance with such details as are approved.

4.
Construction works, ancillary works and the use of plant or machinery audible at or beyond the site boundary shall only be carried out between the hours of 07:30 and 19:30 (Monday to Friday) and 08:00 to 14:00 (Saturday) and at no time on Sundays or Bank Holidays.

5.
The rating level of any noise generated by air handling plant associated with this development shall not exceed the background level by more than 3dB(A) at any time.  The noise levels shall be determined at the rearest noise sensitive premises.  Measurements and assessment shall be made in accordance with BS4142 : 1997 Method of Rating Industrial Noise Affecting Mixed Residential and Industrial Areas.
REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

2.
To ensure that the development fully complies with the appropriate policies and standards.

3.
In the interests of the visual amenity of the area.

4.
To protect the amenities of the occupiers of nearby properties.

5.
In the interests of the amenity of neighbouring properties.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1333
COMMUNITY:
Chirk
WARD:

Chirk North
	LOCATION:
Stables The Lodge Black Park Chirk Wrexham 

DESCRIPTION:
Conversion of existing stable block and barns to 3 no. residential dwellings and formation of vehicular access
APPLICANT(S) NAME:
Mr G Dowswell 


	DATE RECEIVED: 

12/11/2007
CASE OFFICER: 

SJG
AGENT NAME:

Andrew Design Service



_____________________________________________________________________

THE SITE

The site is on the north side of Black Park road, just east of the B5070.

PROPOSAL

Conversion/rebuilding of a stable block at the rear of the main house (now 2 dwellings) to form 3 dwellings (1x2bed, 1x3bed, 1x4bed).  A new vehicular access is proposed to the road 75 metres west of the existing access, using a gap between mature trees.  

The application includes a structural report and access details.

RELEVANT HISTORY 

P/2006/1211
Division of 2 dwellings to 3 and alterations
Granted 12/2/2007

P/2006/1212
LBC for above




Granted 20/3/2007

P/2007/1335
LBC for conversion/ rebuilding

Current

DEVELOPMENT PLAN

Outside the settlement limits and  within a Green Barrier and a Special Landscape Area.  TPO affects the avenue of trees along the lane.  Policies H3 EC1 EC4 EC5 EC9 PS2 and GDP1 of UDP are relevant, together with LPGN 3 and 7. 

CONSULTATIONS

Chirk Town Council:
No objections

Local Member:
Consulted 13/11/2007

Highways:
Consulted 13/11/2007

Public Protection:
Comments regarding potential contamination, drainage and construction works.

Env Agency:
Standard advice applies

CPAT:
Request photographic survey

W. Water:
No comments

CCW:
No objection in principle, but recommend a prior ecological survey to determine possible presence of protected species.  

Site Notice:
Expired 7/12/2007

Other representations:
Adjoining occupiers notified 19/11/2007


1 objection received, on grounds of:

a. additional traffic on a busy road

b. additional entrance will cause additional hazards

SPECIAL CONSIDERATIONS/ ISSUES

Policy:  The scheme involves significant rebuilding of the outbuildings.  It is considered to be justified as an exception to policy H3 and Local Planning Guidance Note 3 in view of the presumption in favour of schemes involving the sensitive renovation and re-use of listed buildings set out in Welsh Office Circular 61/96.  

Listed Building:  The Lodge was listed Grade II in 1966 as a fine example of a late Georgian building with considerable architectural qualities, with connection to the Black Park colliery.

There are no objections in principle to the conversion of this curtilage listed farm range.  The proposals are generally sympathetic to the fabric and form of the buildings and will ensure their necessary repair and long-term maintenance through sustainable re-use.

There are a number of detailed issues to be resolved over design issues, which have been taken up with the applicant’s agent and I hopeful of a satisfactory response..  

Trees/ Landscape impact:  A tree Survey required indicating exact location of trees and cross section with method statement for the construction of the driveway.  The statement should include a tree protection plan in accordance with BS 5837 (2005) recommendations.  The new driveway is considered acceptable as a development within a Special Landscape Area and Green Barrier.  

Residential amenity:  There will be some impact on the dwelling There is a small first floor bedroom window on the south elevation of unit A, which will be 13 metres from the main dwelling.  However this is an existing opening, and as the creation of additional openings within a listed building is not supported, it is considered that this could be accepted.    

Highway Safety:  The existing access is narrow and has limited visibility.  The entrance is restricted by stone pillars, which are part of the listing of the main house.  A separate access is of benefit to residents and to users of the highway, and will not add a significant amount of traffic to the highway.  

RECOMMENDATION A

If the agent submits requested information and this is sufficient to demonstrate that the scheme complies with conservation requirements, it is recommended that permission be GRANTED subject to conditions:-

CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

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.
This permission shall operate only to allow development to be carried out in accordance with the approved drawings and the application documentation.  Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, no further development shall take place within the site (other than the painting of the buildings).

5.
The vehicle parking and turning areas indicated on the approved plans shall be laid out, surfaced and drained prior to the first use of the building hereby granted and shall thereafter be retained for those purposes.

6.
No part of the development hereby permitted shall be commenced until full details of both hard and soft landscape works for the site have been submitted to and approved in writing by the Local Planning Authority.  The works shall be implemented in accordance with a timescale to be approved in conjunction with the scheme of details.  For the avoidance of doubt, hard surfacing for driveways and parking areas should be gravel, paving or other similar material and not blacktop, with the exception of the first 5 metres referred to in condition 11 below.

7.
All hard and soft landscape works shall be carried out in accordance with the approved details as set out in Condition 6.  The works shall be carried out within 3 months of the first use of the development with the exception of soft landscaping which shall be carried out in the first planting season (November to March) or seeding season (April to September) following the first use.

8.
All trees, shrubs and hedge plants supplied shall comply with the requirements of the current BS 3936 Specification for Nursery Stock.  All pre-planting site preparation, planting and post-planting maintenance works shall be carried out in accordance with the requirement of the current BS 4428 Code of Practice for General Landscape Operations (excluding hard surfaces).  All new tree planting shall be in accordance with section 13 of BS 5837 Trees in Relation to Construction Recommendations (2005).

9.
Development shall not begin 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 by, the Local Planning Authority.  The resulting photographs should be deposited with the County Sites and Monuments Record, operated by The Clwyd-Powys Archaeological Trust (7a Church Street, Welshpool, Powys, SY21 7DL.  Tel: 01938 553670).

10.
Before they are installed on the development, drawings to scale 1:20 fully detailing all new or replacement windows and doors together with specification of rainwater goods shall be approved in writing by the Local Planning Authority. The details shall fully describe the proposed materials, decorative/protective finish(es), cross sections for glazing bars, sills, heads etc, method of opening and glazing type. Works shall only be carried out in strict accordance with such details as are approved.  For the avoidance of doubt, the windows should be bare oak or painted and not stained.

11.
The proposed access shall be surfaced using hard bound materials for the first 5 metres behind the highway boundary and no gates shall be erected within this area.

12.
A bat and nesting bird survey shall be undertaken by specialist consultants to be able to assess the likely impacts of the proposal on any statutory protected species can be assessed.  The survey must also propose and deliver appropriate conservation schemes and 'Reasonable Avoidance Measures' and be submitted to and approved by the Local planning Authority.  Any mitigation measures required shall be implemented in accordance with time scales to be agreed as part of the measures before development commences on site.

13.
No works or development shall take place until full details of the species, 

diameter, crown dimensions, age, and approximate height, and an assessment of the general state of health and stability, of the two trees adjoining the proposed access together with full details and a cross-section of the engineering works proposed for the new access have been submitted to and approved in writing by the local planning authority. The access works shall be carried out in accordance with the details as may be approved.   

14.
Further highway conditions awaited.
REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

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.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
To provide for the loading, unloading, 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.

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.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

9.
To provide for a record of a building or buildings of local architectural or historic interest

10.
To ensure the works reflect the character and appearance of the building.

11.
In the interests of highway safety.

12.
In order to protect wildlife interests, which are afforded special protection.

13.
To ensure landscape features are properly considered and protected.

14.
This is a non-standard reason
NOTE(S) TO APPLICANT
Your attention is drawn to Highway Supplementary Notes Numbered 1, 3, 4 and 5 on the enclosed "Applicants' Rights and General Information".

No part of the irrigation or soakaway system should come within 10m of any watercourse.  The resultant discharge of effluent to ground requires consent under the provision of the Control of Pollution Act, 1974.

There should be no discharge of trade effluent to any watercourse, or land drainage system leading thereto.

Before any development is commenced on site the applicant should carry out soil porosity tests in consultation with the Council's Building Control Section in accordance with the procedure laid down in BS 6297 : 1983 (Section 15.3) in order to establish the suitability of the subsoil and to determine the area of land required for the soakaway.

You are advised that this permission does not in itself authorise the carrying out of the development hereby permitted until the necessary Listed Building Consent has been obtained.  Your concurrent application for Listed Building Consent has now been forwarded to the National Assembly for Wales.

You are reminded that the Disability Discrimination Act 1995 applies to residential development and you will be required to provided (amongst other things) level access, down stairs cloak room and wider doorways.

This permission is granted subject to the above conditions.  Some conditions may require your attention prior to you carrying out any work on the proposal.  These conditions are known as "conditions precedent".  You should be aware that it is important that you comply with any "conditions precedent".  If you do not, then any work you undertake on the development subject of this permission would not have planning permission.

You are advised to contact the Council's Ecology Officer at The Planning Department, Lambpit Street, Wrexham on Tel: 01978 292517.

Tree Preservation Order No 26 affects the trees along Black Park Road.

Please note the attached comments from the Countryside Council for Wales, Environment Agency, Clwyd-Powys Archaeological Trust and Public Protection Officers.

RECOMMENDATION B

If the requested information is not submitted or the information fails to demonstrate that the scheme complies with policy EC9, it is recommended that permission be REFUSED for the following reason:-

1
The scheme fails to respect the character and appearance of this grade II listed building and would be contrary to policy EC9 of the adopted Wrexham Unitary Development Plan.  

_____________________________________________________________________

	APPLICATION NO:
P/2007 /1337
COMMUNITY:
Holt
WARD:

Holt
	LOCATION:
 West End House Francis Lane Holt Wrexham 

DESCRIPTION:
Continued parking and operation of 1 no. private hire vehicle (on a permanent basis).
APPLICANT(S) NAME:
Mr David Roycroft 


	DATE RECEIVED: 

13/11/2007
CASE OFFICER: 

MP
AGENT NAME:

Mr David Roycroft



_____________________________________________________________________

SITE

As above.

PROPOSAL

As above.

HISTORY

P/2006/0802 Operation of 1 no. private hire vehicle.  Granted 30.8.07

DEVELOPMENT PLAN

Inside settlement limits.  Policy GDP1 and Local Planning Guidance Note 8 apply.

CONSULTATIONS

Community Council: 
Notified 14.11.07

Local Member: 
Notified 14.11.07


Public Protection:

No comments.

Highways:


No recommendations on highway grounds.

Other representations: 
1 letter stating no objections and 1 letter objecting.  The following concerns were expressed in the objection letter:

· this is a residential area that has already suffered since the Council, despite objections, granted consent for the development of 30 new homes on previous Green Belt land which has resulted in a large increase in traffic into a previously quiet neighbourhood;

· To approve this application will further increase traffic and endanger residents;

· We are not convinced that the business will operate a single commercial vehicle.  This will undoubtedly increase if consent is granted.  Congestion will occur and further endanger the public. 

Site Notice:


Expired 12.12.07

SPECIAL CONSIDERATIONS

Background:  The parking an operation of a single private hire vehicle from a residential premises is generally considered acceptable.  Where planning permission is granted however it is initially on a temporary basis for 12 months to allow the impact to be monitored.  The applicants obtained a temporary permission to operate a private hire vehicle from this premises in 2006.  This permission expired on 31 December 2007 and they now seek approval for continued operation of a single vehicle from the premises on a permanent basis.  It should be noted that the applicants had operated a private hire business from their previous 3 Ashley Court prior to 2006.  

Impact:  Although an objection has been received to this application, I am not aware of there being any complaints about the operation of the business since the temporary permission was granted.  I therefore conclude that it has not caused nuisance or disturbance to nearby occupiers. 

Number of vehicles:  The private hire business is unlikely to add significant volumes of traffic to the local highway, and I note Highways have not expressed any concerns.  The number of vehicles will be limited to one by condition and should the applicant wish to operate additional vehicles, they would have to seek a further planning consent. 

Conclusion: I am satisfied that granting a permanent permission accords with policy GDP1 and LPG8 and will not result in any undue disturbance to nearby occupiers.  

P/2007 /1337
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
No more than one private hire vehicle shall be operated from the premises.

2.
No waiting facilities shall be provided at the premises and no customers shall be picked up or set down at the premises.

3.
The private hire business shall only be operated by Mr David John Roycroft whilst he is resident at the premises.
REASON(S)

1.
To protect the amenities of the occupiers of nearby properties.

2.
To protect the amenities of the occupiers of nearby properties.

3.
To protect the amenities of the occupiers of nearby properties.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1348
COMMUNITY:
Gresford
WARD:

Gresford East & West
	LOCATION:
Pine Ridge 4 The Conifers Gresford Wrexham 

DESCRIPTION:
Demolition of existing garage and construction of new double garage/games room extension and retrospective application for kitchen/lounge extension.
APPLICANT(S) NAME:
Mr & Mrs W S Broad 


	DATE RECEIVED: 

15/11/2007
CASE OFFICER: 

SEH
AGENT NAME:

Architectural Design Services



_____________________________________________________________________



SITE 

As above.

PROPOSAL

As above.

HISTORY

P/2006/0372 Extension to garage, kitchen and siting room. Withdrawn 24/05/2006

P/2007/1027 Erection of replacement garage and snooker room extension. Granted 17/11/2006

DEVELOPMENT PLAN

Within settlement limit.  UDP policies PS2 and GDP1 & Local Planning Guidance Notes Nos. 20: House Extensions, and 21: Space around Dwellings, are  relevant.

CONSULTATIONS

Community Council: 
Consulted  14/11/2007

Local Member:
Consulted  14/11/2007

Highways:
No objections in principle subject to recommended conditions and notes to applicant.
Other representations:
Verbal concerns raised in regards to parking, congestion and landscaping impact.   Further, relating to the impact of the development and possible overdevelopment of the site and the surrounding area.


Site Notices:


Expired  17/12/2007

SPECIAL CONSIDERATIONS

Residential Amenity and Design:  The extension is of simple design and it is proposed to construct the extension using materials which match the existing property.  The dwelling is located within a defined settlement limit where the floor area of an extension is not restricted.

In my view, the proposed extension would be in-keeping with the character of the existing property and would not over-dominate it.  More than the minimum useable garden space would remain, as would adequate on-site parking, and the proposal is in accordance with the Council’s guidance on space around dwellings.

Overlooking in to the habitable room windows of the surrounding dwellings is not an issue as the nearest habitable room window is some distance away, and the proposal accords with the Council’s adopted guidance on separation distances.  

Conclusion:  I am happy that the application satisfies the requirements of GDP1 in that it makes a positive contribution to the area.  I believe the development is acceptable and does not detrimentally affect the residential amenities of the adjacent properties.  

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
No facing materials shall be used other than materials matching those used on the existing building.

3.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

4.
Any garage erected under this permission shall be used only for a purpose incidental to the use of that dwelling as a single dwelling house provided that such use shall not preclude the garaging of a private motor car.
REASON(S)

1.
To comply with Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

3.
To ensure that the development fully complies with the appropriate policies and standards.

4.
To ensure that the garage is not used in a manner prejudicial to or likely to cause nuisance or disturbance to the occupiers of nearby properties and to ensure that facilities for the garaging of a car remain available at this address at all times.
NOTE(S) TO APPLICANT
The proposed development lies within a former coal mining area. You should take account of any hazards to stability which may arise from coal working in or near the site. Specific advice on any past working may be obtained from the Coal Authority Mining Reports Service. Phone 0845 762 6848 or from www.coal.gov.uk.

Any operations which may involve entry into former workings, shafts or adits or implementation of site investigations or other works may need permission from the Coal Authority.

You should ensure that any difference between the plans approved under the Town and Country Planning Acts and under the Building Regulations is resolved prior to commencement of development, by formal submission of amended plans.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1353
COMMUNITY:
Llay
WARD:

Llay
	LOCATION:
 17 Forest Road Llay Wrexham 

DESCRIPTION:
Single storey dining room extension.
APPLICANT(S) NAME:
Mr & Mrs  Tunstall 


	DATE RECEIVED: 

19/11/2007
CASE OFFICER: 

SEH
AGENT NAME:

Mr & Mrs Tunstall



_____________________________________________________________________

THE SITE

A semi-detached bungalow. 

[image: image2.png]



PROPOSAL

Demolition of existing conservatory to make way for a single storey dining room extension.  

RELEVANT HISTORY

P/2004/1001  
Demolition of garage and extensions
Granted  06/09/2004

DEVELOPMENT PLAN

Within settlement limit. UDP policies GDP1 and PS2 apply.  Local Planning Guidance Notes 20, House Extensions, is also relevant. 

CONSULTATIONS

Community Council:
Consulted 20/11/07

Local Member:
Councillor Broderick requests a committee site visit so that the impact upon the adjoining property can be assessed.


Cllr M Williams - consulted

Other Representations:
One letter of objection received raising concerns relating to 

the proposed apex roof of the extension, and the loss of light to the adjoining property which may result.

Site Notice:
Expired 12/12/07

SPECIAL CONSIDERATIONS/ISSUES

Background:  This is an application for the erection of a single storey dining room extension, replacing the existing conservatory, to the rear of No.17 Forest Road.  It measures 3.6m by 3.5m and 2.4m to the eaves, and approximately 3.4m to the ridge.  The proposed dining room would occupy the same footprint as the existing conservatory and is of similar height, the main change in appearance coming from the replacement of the current hipped translucent roof with a tiled gable style roof structure.  The main issues to consider relate to the potential impact upon the adjoining property in terms of loss of light.  

Residential Amenity:  In order to establish whether the development causes a loss of light to the rear windows of the adjoining property, the BRE 45-degree daylight tests are carried out as detailed in LPG 20. In this case the horizontal test fails but the vertical test passes.  Therefore the development does not cause loss of daylight to an extent that would justify a refusal of the development.

Overlooking of the adjoining property is not an issue as there are no windows on this side of the extension.  Moreover, overlooking is not an issue with the adjacent property given that there is a fence and hedge of approximately 2m in height along the boundary. 

The building is single storey, with the bricked elevation extending just 0.3m above the height of the existing fence along the boundary with the adjoining property.  It is therefore not considered that the extension has an overbearing impact upon the adjoining property.  In addition, the roof of the extension slopes away from the adjoining property further reducing the impact when viewed from this property.

Conclusion:  I am happy that the application satisfies the requirements of GPD1.  I believe the development is acceptable and does not significantly detrimentally affect the residential amenities of the adjoining property.  

P/2007 /1353
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
No facing materials shall be used other than materials matching those used on the existing building.

3.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.
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.
To ensure that the development fully complies with the appropriate policies and standards.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1360
COMMUNITY:
Holt
WARD:

Holt
	LOCATION:
 Land off St Andrews Crescent Fairways Estate Holt Road Wrexham
DESCRIPTION:
Erection of 2 no. community notice boards
APPLICANT(S) NAME:
Mrs J Pierce 


	DATE RECEIVED: 

20/11/2007
CASE OFFICER: 

LB1
AGENT NAME:

Mrs J Pierce



_____________________________________________________________________

SITE 


PROPOSAL

As above.

HISTORY

None relevant.

DEVELOPMENT PLAN

Within settlement limits, GDP 1, PS2 apply.

CONSULTATIONS

Community Council: 

Consulted 21/11/07

Local Member: 

Consulted 21/11/07

Highways:



No objection

Other representations: 
 
Two letters of objection received (both relating specifically to the notice board at the entrance to the estate) raising the following points:

· The addition of a notice board close to the junction with Holt Road will make this area a blind spot for children using the cycle path to observe oncoming traffic due to the BT junction box, cyclist dismount sign and 3 large brick pillars already in the locality.

· There is no need for a community notice board where it is unlikely to be read.  A more appropriate place is near the cycle track/pedestrian way near the bus stop.


· Notice boards in other areas such as Acton Park are vandalised, this would happen in this location.

· The notice board could become a congregation point, meaning litter scattered everywhere and additional noise pollution.

· Anyone standing by the propose board will have direct line of site into nearby houses

· The location of the board close to the edge of the road would attract people to this area hindering visibility for motorists, pedestrians and cyclists.   

· It would encourage parking close to the main road junction as people stop to post or read notices on the board.

· The location of the board will have a negative impact on the character and appearance of the area.

· A better location would be by the play area.

Site Notice:



Expired 18/12/07

SPECIAL CONSIDERATIONS

The notice boards are wooden structures measuring approximately 1.8 metres high and 2 metres wide.  The front has two lockable doors fitted with glass panes.  They are to be erected by the Community Council and would be maintained by them.

Site by junction of Holt Road: The notice board in this area is to be located adjacent to the cyclepath and footpath that run around the estate.  Whilst there are other features in this area, including the pillars marking the road/cyclepath junction I am of the opinion that the addition of a notice board in this area would not have a detrimental impact on the locality.  It is to be located set back from the main road and would not effect visibility for users of the cyclepath.

There is a litter bin close to the site so there is no reason to suppose that there would be an increase of litter in this area.  

Whilst it is close to the junction of the cyclepath with the road the notice board will not come any closer to the road than the existing pillars and will therefore not have a detrimental impact on visibility or decrease safety at the junction. 

Site by sub-station: The second notice board is located close to a substation on the edge of an area of public open space.  It is understood that the sub station has been vandalised in the past and has since been repaired by the electricity company.  The notice board would be the responsibility of the applicants – in this instance the Community Council and they would have to ensure that it was maintained in a satisfactory manner.

Conclusion: The notice boards are to be sited at locations that will allow for them to viewed by the maximum number of people, they will not have a detrimental impact upon the amenity and I therefore recommend that permission be granted.

P/2007 /1360
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.
REASON(S)

1.
To comply with Section 91(3) of the Town and Country Planning Act, 1990.

2.
To ensure that the development fully complies with the appropriate policies and standards.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1362
COMMUNITY:
Acton
WARD:

Little Acton
	LOCATION:
 95 Box Lane  Wrexham 

DESCRIPTION:
Two storey extension to side and rear
APPLICANT(S) NAME:
   Nunndale

	DATE RECEIVED: 

21/11/2007
CASE OFFICER: 

SEH
AGENT NAME:

Blue Print



_____________________________________________________________________

THE SITE

Adjacent to and occupying slightly lower ground than, the bungalow 93 Box Lane.

[image: image3.png]



PROPOSAL

Demolition of existing detached garage, and erection of two storey side and single storey rear extension.

RELEVANT HISTORY

No history.

DEVELOPMENT PLAN

Within settlement limit. UDP policies GDP1 and PS2 apply.  Local Planning Guidance Notes 20, House Extensions, is also relevant. 

CONSULTATIONS

Community Council:
Consulted  21/11/07

Local Member:
Consulted  21/11/07

Other Representations:      One letter of objection received raising the following:

· Overshadowing of the adjacent bungalow

· Extension is too close to boundary and will not allow for future maintenance

· Proposed garage door is close to bedroom windows of adjacent bungalow

· Overlooking

· Removal of the existing garage will leave the boundary open

Site notice:
Expired 12/12/07

SPECIAL CONSIDERATIONS/ISSUES
Background: This is an application for the erection of a two storey side and single storey rear extension, and demolition of the existing garage. The main issues to consider relate to the potential impact upon the adjoining property in terms of loss of light and overlooking.

Residential Amenity:  In order to establish whether the development causes a loss of light to the rear windows of the adjoining property, the BRE 45-degree daylight tests are carried out as detailed in LPG 20. In this case, both the horizontal and vertical tests pass.  Therefore the development does not cause loss of daylight to an extent that would justify a refusal of the development.

Overlooking of the adjoining property is not an issue as there are no windows on either side elevation of the extension.  

The building is of simple design located 1 metre away from the boundary with the adjacent property which allows for adequate external access to the rear of the property, and for any future maintenance work to the dwelling.  

The existing garage at the site currently forms the boundary with the adjacent property.  Following its removal, it will be replaced by a 1.8 metre fence which will prevent exposure on this boundary.

Conclusion:  I am happy that the application satisfies the requirements of GPD1.  I believe the development is acceptable and does not significantly detrimentally affect the residential amenities of the adjoining property.  

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
No facing materials shall be used other than materials matching those used on the existing building.

3.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

4.
Notwithstanding the provisions of the Town and Country  Planning (General Permitted Development) Order 1995 no windows or other openings shall be inserted in any elevation of the building facing north or south.

5.
Prior to first use of development the parking area as shown on the approved plan shall be fully implemented, to tarmacadam finish, and shall thereafter be permanently retained free of all obstruction and made available for the parking of motor vehicles at all times.

6.
The integral garage hereby approved shall not be converted without the prior written consent of the Local Planning Authority and shall be kept free of all obstruction and made available for the parking of a motor vehicle at all times.

7.
The proposed replacement boundary fence shall be a minimum of 1.8m in height and shall be erected prior to first use of the development.
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.
To ensure that the development fully complies with the appropriate policies and standards.

4.
To protect the amenities of the occupiers of nearby properties.

5.
To ensure the adequate provision of on-site parking.

6.
To ensure the adequate provision of on-site parking.

7.
To protect the amenities of the occupiers of nearby properties.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1375
COMMUNITY:
Rossett
WARD:

Rossett
	LOCATION:
Moorside 1 Park Lane Court Parkside Rossett Wrexham
DESCRIPTION:
Installation of hot tub and driveway lighting (partly in retrospect)
APPLICANT(S) NAME:
Dr D Wilson & Mrs V R Randel 


	DATE RECEIVED: 

26/11/2007
CASE OFFICER: 

PF
AGENT NAME:

Connect Architectural



_____________________________________________________________________

SITE


PROPOSAL

The proposal is to site a hot-tub in the grounds of the dwelling partly in retrospect.  The dwelling forms part of a barn conversion granted planning permission in 2004.  Permitted development rights for all further development were removed at this time.

HISTORY

P/2002/0278 – Conversion of redundant farm to residential use (21 dwelling units) and alteration to existing vehicular access. Withdrawn 24.05.2002 

P/2003/0097 – Conversion of redundant farm to residential use and relocation of existing dwelling. Refused 18.03.2003

P/2004/0489 – Conversion of redundant farm to 4 No. self-contained dwellings and alteration to existing vehicular and pedestrian access.  Granted 07.06.2004

P/2007/1294 – Creation of rear door to property.  Pending. 

DEVELOPMENT PLAN

Site is outside settlement.  Policies GDP1 and PS2 apply. 

CONSULTATIONS

Community Council: 

Consulted 28.11.2007



Local Member: 

Notified 28.11.2007

Public Protection:

Consulted 10.12.2007


Other representations: 
2 neighbouring occupiers notified.  1 letter of objection received raising the following concerns:

· Current location invades privacy.

· Garage lighting is excessive.

· Object to lighting on driveway.

Site Notice:



Expired 24.12.2007
SPECIAL CONSIDERATIONS

Residential amenity:  The current location of the hot tub sits between the existing detached garage and the dwelling on the eastern side.  The neighbouring dwelling is to the north and has direct views across the application site from its western elevation.  This application seeks to site the hot tub in the garden area on the western side of the dwelling.  I consider that this location would not have a detrimental impact upon the character of the site due to the western frontage being bounded by 1.5 metre hedge along the road and the proposed hedge planting indicated on the site plan.

Lighting:  The application includes the sighting of six driveway lights.  Lights can be considered urbanising features.  On this basis I propose that detail of these lights be submitted for further approval prior to their installation given the rural and open nature of the site.

Drainage:  The site is served by a communal septic tank and initial comment from public protection indicate that the chemicals added to the hot tub water would upset the biological balance of drained into this tank.  The plan indicates that water is to drain into soakaways.  The chemicals added to the hot tub water are not considered harmful if allowed to drain via a soakaway.  However, I consider that this is an issue that cannot be controlled by planning legislation and a note to applicant advising of the drainage issue will be required. 
Conclusion:  I consider that the proposed location on the western side of the site will not harm the character of the dwelling in this rural location.  On this basis I recommend approval subject to appropriate conditions.
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
Within two months of the date of this permission the hot tub hereby approved shall be sited in the position highlighted in red on the approved plan numbered 0716-PA-01.

3.
Notwithstanding the details shown on the approved plan, prior to their installation on site, details of the proposed water feature with foundation and drive side lamps shall be submitted to the Local Planning Authority for further approval.  The works shall be carried out in strict accordance with the details as are approved.

4.
The hedge planting as indicated on the approved plan shall be completed within the first available planting season following the date of this permission.  The planting shall thereafter be maintained for a minimum period of five years.  Any planting which dies, becomes seriously diseased or vandalised within this period shall be replaced by one of the same species.

5.
Notwithstanding the details shown on the approved plan the existing boundary fence labelled 'fence A' shall not be increased in height to more than 1.5 metres.
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.

3.
The site is within the open countryside and the Local Planning Authority considers it necessary to control the installation of urbanising features in such an area.

4.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
To protect the amenities of the occupiers of the adjoining dwelling.
NOTE(S) TO APPLICANT
The applicant is reminded that this permission relates to the hot tub location as highlighted in red on the approved plan.  The hot tub  should be moved into this location in accordance with Condition 2 to avoid formal enforcement action proceedings.

The site is served by a communal septic tank and allowing the hot tub waste water and its additives to drain into this tank may harm the biological treatment within the septic tank.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /1378
COMMUNITY:
Gresford
WARD:

Marford & Hoseley
	LOCATION:
 29 Marford Hill Marford Wrexham 

DESCRIPTION:
Two storey side extension and alterations
APPLICANT(S) NAME:
   Mr A Bellerby & Ms Hughes

	DATE RECEIVED: 

27/11/2007
CASE OFFICER: 

LB1
AGENT NAME:

Sutton Kersh



_____________________________________________________________________

SITE 

Detached property on Marford Hill.


PROPOSAL

Two storey side extension and alterations.

HISTORY

21777 – Single storey side extension, Granted 08/11/1993

DEVELOPMENT PLAN

Lies within settlement limit, GDP1, PS2, LPGN 20 & 21 apply.

CONSULTATIONS

Community Council: 

Consulted 21/11/07

Local Member: 

Consulted 21/11/07

Other representations: 
One letter of objection received raising the following concerns:

· A number of trees have been removed from the rear of 29 Marford Hill which has reduced the screening between the proposed extension and properties to the rear.  

· Removal of the screening will also increase the noise pollution during construction work

Site Notice:



Expired 24/12/07

SPECIAL CONSIDERATIONS

Design and Amenity: The design of the proposed extension to the side of the property is in keeping with the existing house.  

There are three proposed side facing windows to the extension, one of these is for a bathroom and will be obscurely glazed.  The other two are secondary windows for the living room and they have the potential to create overlooking to the neighbouring property.  At present there are trees along this boundary, to ensure that there will be no overlooking will be created in the future it will be required that these windows be obscurely glazed. 

The properties to the rear lie 42 metres away, whilst it is appreciated that these properties lie lower than 29 Marford Hill the separation distance provided is adequate to meet the standards.  The trees and screening that have been removed from the rear boundary were not protected by any preservation orders and as such can be removed as and when the occupiers desire.  Whilst the loss of natural screening is undesirable it cannot be controlled by the planning system.  The distance between the properties is such that overlooking should be minimal.

Other Considerations: There is adequate parking to the front of the property to provide for the increase in number of bedrooms.

Conclusion: The design of the extension is in keeping with the existing property, it meets the required separation distances and I therefore recommend that permission is granted.

P/2007 /1378
RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development hereby permitted shall be begun before the expiry of five years from the date of this permission.

2.
No facing materials shall be used other than materials matching those used on the existing building.

3.
Development shall only be carried out in strict accordance with the approved plans unless the prior written approval of the Local Planning Authority has been obtained.

4.
All new windows on the northern gable elevation of the proposed extension shall be obscurely glazed and permanently retained in that condition.
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.
To ensure that the development fully complies with the appropriate policies and standards.

4.
In the interests of the amenity of neighbouring properties.
NOTE(S) TO APPLICANT
You should ensure that any difference between the plans approved under the Town and Country Planning Acts and under the Building Regulations is resolved prior to commencement of development, by formal submission of amended plans.

You are advised that building work which involves work on an existing wall shared with another property, building on the boundary with a neighbouring property or excavating near a neighbouring building may require the separate consent of the neighbour under the provisions of the Party Wall Act.  If you require further information or advice please contact the Building Control Section on 01978 292050.

The proposed development lies within a former coal mining area. You should take account of any hazards to stability which may arise from coal working in or near the site. Specific advice on any past working may be obtained from the Coal Authority Mining Reports Service. Phone 0845 762 6848 or from www.coal.gov.uk.

Any operations which may involve entry into former workings, shafts or adits or implementation of site investigations or other works may need permission from the Coal Authority.
_____________________________________________________________________

LIST OF DELEGATED DECISIONS ISSUED

	GLY P/2007/0060
GRANTED
on 07/12/2007
	 Tain Y Mynydd Bron y Garth  Oswestry  SY107NT
	Outline application to erect agricultural workers dwelling

	COE P/2007/0510
GRANTED
on 16/11/2007
	 Land at Talwrn Farm Talwrn Road Coedpoeth Wrexham  LL11 3LB
	Erection of 12 no. dwellings and construction of new vehicular access

	ISY P/2007/0890
GRANTED
on 07/12/2007
	 Isycoed Farm Prices Lane Ridleywood Wrexham  LL13 9US
	Additional rooflights (previously approved under code no. P/2005/1218)

	GLY P/2007/1057
GRANTED
on 04/12/2007
	 Pen Y Bryn Pontfadog Llangollen Wrexham  LL20 7AT
	Renovation of farmhouse, sitting room extension.  Two storey porch and alterations to conservatory.

	BRN P/2007/1061
GRANTED
on 27/11/2007
	 The Grange Farm Grange Road Bronington Whitchurch Wrexham SY13 3HL
	Renewal application for conversion of redundant farm buildings to form 5 no. residential units and change of use of land for grazing of recreation horses (previously granted under code no. P/2003/0317)

	BRN P/2007/1117
GRANTED
on 07/12/2007
	The Cottage  Bowkers Lane Bronington Whitchurch  SY13 3EX
	Alterations and extensions.

	RHO P/2007/1139
GRANTED
on 23/11/2007
	 40 Chapel Street Ponciau Wrexham  LL14 1SE
	Demolition of semi-detached dwelling and erection of detached replacement dwelling.

	MIN P/2007/1176
GRANTED
on 23/11/2007
	 Offa View New Brighton Minera Wrexham  LL11 3EB
	Listed Building Consent for removal of a modern staircase/ reinstatement of original floor and installation of new staircase in modern extension

	ESC P/2007/1184
GRANTED
on 27/11/2007
	The Homestead  Mount Street Rhostyllen Wrexham  LL14 4AU
	Conversion of redundant chapel to 2 no. residential units and associated works.

	ROS P/2007/1192
REFUSED
on 29/11/2007
	 The Golden Grove Llyndir Grove, Llyndir Lane Burton Green Rossett Wrexham LL12 0AW
	Siting of 2 no static caravans (in retrospect)

	MIN P/2007/1196
WITHDRAWN
on 10/12/2007
	 Lynwood Maesyffynnon Road Minera Wrexham  LL11 3DE
	Renovation of cottage.

	WRO P/2007/1201
GRANTED
on 03/12/2007
	  5 Maesgwyn Road  Wrexham  LL11 2AP
	Outline application for demolition of existing buildings and construction of 8 no. apartments with parking (renewal of Planning Permission Code no. P/2004/0384).

	HOL P/2007/1204
REFUSED
on 26/11/2007
	Swn Y Coed  Chester Lane Holt Wrexham  LL13 9HJ
	Removal of garage and timber sheds and replacement with new extension to form playroom, utility room, WC/shower and office.

	GWE P/2007/1209
GRANTED
on 26/11/2007
	 2 Railway Cottages Bryn Derw Sydallt Wrexham  LL12 9SL
	Roof extension, loft conversion and front extension.

	COE P/2007/1213
GRANTED
on 04/12/2007
	 42 Heol Llewelyn Coedpoeth Wrexham  LL11 3PB
	Two storey extension to form lounge and bedroom

	COE P/2007/1214
GRANTED
on 03/12/2007
	 14 Heol Offa Coedpoeth Wrexham  LL11 3EN
	Change of use of agricultural land to driveway/access (in retrospect)

	WRO P/2007/1216
WITHDRAWN
on 03/12/2007
	 Units 2a, 2b & 2c Berse Road Retail Park Berse Road Wrexham  LL11 2BL
	External alterations to buildings


	MIN P/2007/1219
GRANTED
on 23/11/2007
	 Gwylfa Cottage New Brighton Minera Wrexham  LL11 3DT
	Listed Building Consent to rebuild internal wall and tie into existing to stabilise building

	WRA P/2007/1223
GRANTED
on 05/12/2007
	 29 Sherwell Avenue  Wrexham  LL13 9TZ
	Extension to kitchen and lounge, conversion of garage to bathroom and utility room.  Erection of single garage

	ROS P/2007/1224
GRANTED
on 03/12/2007
	 Bywell Chester Road Rossett Wrexham  LL12 0DL
	Conversion of garage to family room and erection of single detached garage.

	OVE P/2007/1225
GRANTED
on 26/11/2007
	 Bryn Y Pys  Farm Wrexham Road Overton Wrexham  LL13 0HG
	Change of use of part of traditional building (unit 3B) to workshop use.

	GWE P/2007/1226
GRANTED
on 26/11/2007
	Land to the rear of Bod Eirion Bottom Road Summerhill Wrexham  LL11 4TN
	Erection of single bedroom single storey dwelling with alteration to existing vehicular access.

	ERB P/2007/1228
GRANTED
on 23/11/2007
	 Eyton Grange  Eyton Wrexham  LL13 0SW
	Demolition of existing kitchen and erection of new kitchen.

	LLA P/2007/1229
GRANTED
on 26/11/2007
	 Unit 1 Miners Road Llay Industrial Estate Llay  LL12 0PJ
	Car sales and servicing (retrospective)

	RUA P/2007/1232
GRANTED
on 03/12/2007
	Land adjacent to 48 Daniels Drive Ruabon Wrexham  LL14 6BA
	Erection of 1 no. assisted living bungalow with associated parking.

	WOR P/2007/1234
REFUSED
on 30/11/2007
	 Well House Farm Sarn Malpas Cheshire  SY14 7LN
	Removal of condition no. 7 of planning permission code no. P/2007/0793 relating to hours of working

	ESC P/2007/1237
GRANTED
on 30/11/2007
	 The Woodlands Llwyneinion Road Rhosllanerchrugog Wrexham  LL14 1TL
	Erection of double garage and resiting previously approved dwelling (in retrospect)

	RHO P/2007/1238
GRANTED
on 26/11/2007
	 Cross Keys Australia Street Ponciau Wrexham  LL14 1ED
	Demolition of existing public house and erection of residential development comprising of 6 no. 1 bedroom flats.

	GWE P/2007/1239
GRANTED
on 03/12/2007
	 49 First Avenue Gwersyllt Wrexham  LL11 4EH
	Outline application for erection of 1 no. single storey dwelling

	WRO P/2007/1240
GRANTED
on 05/12/2007
	 4 Ruthin Road  Wrexham  LL13 7TT
	Erection of garage.

	ESC P/2007/1242
GRANTED
on 03/12/2007
	 Griffiths Tool Hire 117 Wrexham Road Rhostyllen Wrexham  LL14 4DP
	2 bay extension to existing tool hire premises

	WRA P/2007/1245
GRANTED
on 26/11/2007
	 7 Ffordd Pedrog  Wrexham  LL12 7PL
	Porch extension to front

	ERB P/2007/1247
GRANTED
on 30/11/2007
	Plas Penybryn   Erbistock Wrexham  LL13 0DG
	Erection of a single storey timber framed orangery

	CHI P/2007/1248
GRANTED
on 26/11/2007
	 Caeau Gwynion  Chirk Wrexham  
	Rebuild overhead line.

	LLR P/2007/1249
GRANTED
on 11/12/2007
	 Vale View Llangollen Road Trevor Llangollen  LL20 7TF
	Drop kerb to provide new vehicular access.

	CHI P/2007/1251
GRANTED
on 27/11/2007
	 131 Crogen Lodgevale Park Estate Chirk Wrexham LL14 5BE
	Erection of 3 bedroom dwelling.


	BRO P/2007/1252
GRANTED
on 26/11/2007
	 New Broughton Farm Southsea Road New Broughton Wrexham  LL11 6TD
	Amended details to garages previously approved under code no. P/2007/0032

	GWE P/2007/1253
GRANTED
on 05/12/2007
	  2 Meadway Close Gwersyllt Wrexham  LL11 4RX
	Ground floor rear extension.

	BRO P/2007/1254
GRANTED
on 03/12/2007
	 2 Atlea New Broughton Wrexham  LL11 6UG
	Erection of concrete sectional garage.

	BAN P/2007/1258
GRANTED
on 30/11/2007
	 Afon Cottage Overton Road Bangor On Dee Wrexham  LL13 0DA
	Removal of car port, conversion of garage to habitable space, 2 storey extension to side/rear of house to form bedroom/ensuite/family room.

	BRO P/2007/1259
REFUSED
on 03/12/2007
	 The Rockery Gwalia Road Pentre Broughton Wrexham  LL11 6BY
	Erection of detached single garage.

	GRE P/2007/1261
REFUSED
on 26/11/2007
	 The Elms Vicarage Lane Gresford Wrexham  LL12 8UT
	Single storey extension

	WRA P/2007/1263
REFUSED
on 23/11/2007
	Land adjacent to Cherry Hill Borras Park Road Borras Wrexham  
	Erection of dwelling

	WRR P/2007/1264
GRANTED
on 26/11/2007
	 100 New Road Rhosddu Wrexham  LL11 2ES
	Extension to dwelling

	BRO P/2007/1266
GRANTED
on 27/11/2007
	 49 Coed Efa Estate New Broughton Wrexham  LL11 6YL
	Parking and operation of 1 no private hire vehicle (previously granted under code P/2006/0325)

	LGC P/2007/1269
GRANTED
on 12/12/2007
	 1 Orley House The Garth Glyn Ceiriog Llangollen  
	Listed building consent for internal works.

	BRO P/2007/1270
GRANTED
on 11/12/2007
	 Mondray Francis Road Moss Wrexham  LL11 6EH
	Single storey rear extension

	WRA P/2007/1273
REFUSED
on 10/12/2007
	 63 Holt Road  Wrexham  LL13 8NF
	Conversion into 2 no. Flats

	ESC P/2007/1274
GRANTED
on 30/11/2007
	 Land/Outbuildings at Mill Terrace Bersham Wrexham  LL14 4LP
	Erection of 2 bay timber stable

	COE P/2007/1278
GRANTED
on 17/12/2007
	 1 Tudor Street Coedpoeth Wrexham  LL11 3RR
	Erection of double garage and creation of a new vehicular access.

	GWE P/2007/1279
GRANTED
on 03/12/2007
	 Ty Newydd Mold Road Gwersyllt Wrexham  LL11 4AQ
	Substitution of house types (Plots 19 -22 and A46)

	PEN P/2007/1280
GRANTED
on 05/12/2007
	 3 Hill Close Penycae Wrexham  LL14 2SG
	Single storey extension to existing dwelling

	LLA P/2007/1281
GRANTED
on 06/12/2007
	 26 Llay Court Estate Llay Wrexham  LL12 0PN
	Erection of conservatory to front elevation

	MAR P/2007/1285
GRANTED
on 03/12/2007
	 Red Lion Inn Wrexham Road Marchwiel Wrexham  LL13 0PH
	Erection of timber smoking hut.

	WRR P/2007/1286
GRANTED
on 06/12/2007
	 9 Parkers Close  Wrexham  LL11 2RR
	Erection of conservatory to side of dwelling


	LLR P/2007/1288
GRANTED
on 23/11/2007
	 Ruckminni Blackwood Road Garth Llangollen  LL20 7YL
	Roof alterations and conservatory.

	HOL P/2007/1289
GRANTED
on 30/11/2007
	 Rose Cottage Frog Lane Holt Wrexham  LL13 9HJ
	Alterations and extensions

	OVE P/2007/1290
GRANTED
on 26/11/2007
	 2 & 3 Peel Close Overton Wrexham  LL13 0FB
	20% reduction of lime trees. Crown clean and take out deadwood.

	ABE P/2007/1292
GRANTED
on 06/12/2007
	 Ipsen Biopharm Ltd Ash Road North Wrexham Industrial Estate Wrexham  LL13 9UF
	Link corridor with attached toilet block between units 9 and 10 and new switch room.

	ROS P/2007/1294
GRANTED
on 17/12/2007
	 Moorside 1 Park Lane Court Parkside Rossett Wrexham LL12 0BQ
	Creation of rear door to property

	WRC P/2007/1296
GRANTED
on 04/12/2007
	 Former Kwik Save 95 Kingsmills Road Wrexham  LL138NN
	Partial demolition, alterations, refurbishment and sub-division

	GWE P/2007/1297
GRANTED
on 06/12/2007
	 Top Lodge Summerhill Road Stansty Park Wrexham  
	Reposition of previously approved dormer windows (in retrospect)

	RHO P/2007/1299
GRANTED
on 19/12/2007
	 Ponciau Park Adj to Play Area Ponciau Wrexham  LL14 1RT
	Installation of 8m CCTV column

	RHO P/2007/1300
GRANTED
on 18/12/2007
	 Ponciau Park Adj to Peter Street Ponciau Wrexham  LL14 1RB
	Installation of 8m CCTV column

	BAN P/2007/1303
GRANTED
on 05/12/2007
	 30 Friars Court Bangor Isycoed Wrexham  LL13 0AT
	Continued parking and operation of 2 no. private hire vehicles to be granted on a permanent basis.

	RHO P/2007/1304
GRANTED
on 19/12/2007
	 Post Office Merlin Street Johnstown Wrexham  LL14 1NL
	Installation of external ATM machine

	OVE P/2007/1313
GRANTED
on 11/12/2007
	Bryn Awel 45 Salop Road Overton Wrexham  LL13 0EH
	Felling of Horse Chestnut (within a conservation area)

	WRO P/2007/1315
GRANTED
on 06/12/2007
	Beechley Medical Centre 73 Ruabon Road  Wrexham  LL13 7PU
	Works to trees (within a conservation area).

	MIN P/2007/1320
GRANTED
on 10/12/2007
	 FWB Cymru Ltd Five Crosses Industrial Estate Coedpoeth Wrexham  LL11 3RD
	External alterations and provision of disabled ramp.

	WRR P/2007/1326
GRANTED
on 11/12/2007
	 24 Edinburgh Road  Wrexham  LL11 2RG
	Extension and alterations.

	LLA P/2007/1332
WITHDRAWN
on 18/12/2007
	 Butchers Shop Martins Square Llay Wrexham  LL12 0SA
	Variation of condition no. 2 of Planning Permission code no. P/2006/1477 to extend hours opening of hot food takeaway.

	RHO P/2007/1336
GRANTED
on 10/12/2007
	 113 Bryn Hyfryd Nant Park Johnstown Wrexham LL14 1PR
	Single storey extension to provide garage, utility and shower room and front entrance lobby with w.c.

	MAE P/2007/1342
GRANTED
on 19/12/2007
	 New House Farm Breaden Heath Welshampton Ellesmere Shropshire SY13 2LF
	First floor extension to form en-suite bathroom to rear
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Existing consent for 7 units





Current proposal for 3 units
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Proposed extension above existing side extension
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NEW Proposed Location 





Previous position C





Previous position B





Previous position A





� EMBED Word.Picture.8  ���





� EMBED Word.Picture.8  ���





� EMBED Word.Picture.8  ���





� EMBED Word.Picture.8  ���





� EMBED Word.Picture.8  ���





To Chirk
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Proposed Dining Room





Garage to be demolished





Proposed Extension





� EMBED Word.Picture.8  ���





Size and position of buildings is diagrammatic
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Sites of boards
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Storage container







Neighbouring property







Existing changing room/pavilion
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Temporary building
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Current location of hot-tub







Proposed hot-tub location







Proposed hedgerow







Water feature and driveway lights







Driveway lights
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First floor bathroom extension and creation of balcony over ground floor extension












