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	GRANT
	119-121

	GWE

	P/ 2007/0819
	ADG Windows
	GRANT
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	Mr Steve Williams
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	Hydro Aluminium Deeside Ltd
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	Wayhomes Ltd
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	139-141
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	Norish Plc
	GRANT
	142-146

	CEF

	P/ 2007/0851
	Cefn United FC
	GRANT
	147-149

	CEF

	P/ 2007/0859
	D Jones & Son
	GRANT
	150-153

	LLR

	P/ 2007/0865
	Miss J Hart
	GRANT
	154-156

	BRO

	P/ 2007/0868
	Eileen Thomas
	GRANT
	157-159

	MIN

	P/ 2007/0870
	E Rogers
	REFUSE
	160-163

	GWE

	P/ 2007/0884
	Wrexham Car Wash Ltd
	REFUSE/

GRANT


	164-167

	WRC

	P/ 2007/0896
	Wrexham County Borough Council
Mr John Bradbury


	GRANT
	168-170

	COE

	P/ 2007/0902
	North East Wales NHS Trust


	GRANT
	171-173

	BRO

	P/ 2007/0916
	Mr Keith Jones
	GRANT
	174-178

	HOL

	P/ 2007/0921
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	GRANT
	179-183
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	184-186
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	P/ 2007/0925
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	187-189

	BRO

	P/ 2007/0932
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	REFUSE
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	P/ 2007/0935
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Total number of applications in report:  40

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 /0463
COMMUNITY:
Holt
WARD:

Holt
	LOCATION:
Land at  Commonwood Holt Wrexham 

DESCRIPTION:
Angling complex
APPLICANT(S) NAME:
Mr Paul Dunn 


	DATE RECEIVED: 

10/04/2007
CASE OFFICER: 

DSW
AGENT NAME:

Groundwork Wrexham & Flintshire
Mr Paul Dunn
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P/2007 /0463
THE SITE

12.4 hectares of grazing land situated at Commonwood, broadly mid way between Wrexham and Holt on Buck Road.  It is characterised by being uniformly low lying, almost flat farmland with hedges and mature hedgerow trees.  A public footpath runs along the southern boundary from the existing field entrance gate to the site.  Two existing ponds lie in the north eastern and south western corners of the site, but only occupy a very small percentage of the site area.  A substantial wood of mature deciduous trees abuts part of the south western side of the land.

PROPOSAL

As above.  This is a full application for the construction of three ponds for coarse fishing.  The ponds are to be constructed by scraping hollows to a depth of 2 metres.  The excavated material will be bunded and graded to match the existing profile.  It is not intended to remove any material from the site.  The proposal also involves a small clubhouse and toilets (details of which will be reserved for further approval) and a crusher run vehicle track leading to a car parking area.  Access will be from Buck Road.

It is also proposed to undertake hedgerow regeneration, tree planting, grassland management and other wildlife enhancement works.  The existing ponds will be retained and will not be utilised for fishing purposes.  No hedgerows will be removed.

The application involves a supporting statement provided by Groundwork Wrexham and Flintshire.  A method statement dealing with pond construction; the supply of water and drainage; Hedgerow Regeneration; Tree Planting and Grassland and the protection of wildlife have been submitted.  In addition a visual assessment and an Ecological Survey Report forms part of the application documentation.

HISTORY 

None.

DEVELOPMENT PLAN

Outside settlement limits.  UDP policies CLF7, T8 and GDP1 apply.  LPG 17 Trees and Development is also relevant.

CONSULTATIONS

Community Council:

Object for the following reasons:-

· Already concerned about the watercourse in the area.  This proposal may add to these concerns.  If it is from the natural water source what effects is this to have (lowering of water levels).

· Increased traffic in what is a rural area.  Roads already get in bad condition.

· Is there to be night-time lighting when operational?

· Banging of car doors etc., disturbing nearby residents.

· There are no other nearby leisure facilities only the River Dee and this would be very obtrusive in this area.

· We in Holt already have fishponds in Bryn Estyn and will soon have an equestrian centre on Holt Road at Llanypwll.  

· Adverse impact on neighbouring residents.

Local Member:

Notified 12.4.2007.

Environment Agency:
No objection subject to appropriate condition to deal with potential contamination of excavated material.

Ramblers Association:
Object.  A public right of traverses an open area of pasture. It is proposed to fence this footpath at a width of 2 metres.  Grazing currently keeps the public right of way clear.  Concerns are therefore raised with regards to the future maintenance of the footpath.  It is therefore proposed that the applicant strim this path at least twice a year, otherwise the extra burden of maintenance will fall upon the Local Highway Authority.

CCW:
Holding objection.  The proposal will not affect the integrity of any statutory designated sites of ecological, geological and / or geomorphic interest.  In addition, no statutory protected landscapes are affected.  The ponds located in the immediate vicinity of the application site are known to support the great crested newt.  Whilst preliminary amphibian surveys of the application site have been undertaken further surveys are recommended at an appropriate time of the year.  It is only when this information is available that the likely impacts of the proposed development can be fully assessed.

Highways:
No objections subject to the proposed access having a visibility splay of 2.4 x 215m in both directions and adequate facilities for the parking and turning of vehicles within the site.

Welsh Water:
Notified 12.4.2007.

Public Protection:
No comments.

Other representations:
16 letters of objection received from residents within the general vicinity of the site.  The nature of the objections relate to the following: -

· Site lies adjacent to ancient  woodland which may be damaged by people trespassing into the area;

· The work associated with the proposal could cause land drainage issues and blockage of roadside ditches;

· Barn Owls are present in the woodland;

· The adjoining highway network is inappropriate for an increase in traffic;

· There is no provision for lighting or buildings.  We would be opposed to either.  The operation should be tightly controlled to minimise impact on the visual aspect and security of neighbouring properties;

· The applicant should be required to maintain the footpath;

· Concerns over surface water discharge and the potential for flooding if watercourses are not maintained;

· Impact on ecology.  Barn owls, newts, toads etc., need proper assessment;

· Loss of hedgerow along Buck Road;

· No public transport available;

· Visual impact on the proposal upon the landscape;

· Potential overlooking and loss of privacy to nearby dwellings;

· Security and poaching will be a big problem and could encourage crime in the area;

· If the complex is allowed it will force out the local shoot, which a lot of the local residents and farmers are involved with;

· Loss of valuable agricultural land;

· The depth of the ponds is a concern and therefore a danger of drowning is paramount;

· There are already an abundance of fishing sites in the area which are under-utilised;

· Absence of footpaths will affect pedestrian safety;

· Parking is also another serious consideration and if parking on busy days at the site means visitors will abandon their vehicles at the roadside, this will cause further road related safety problems;

· Loss of a young oak tree along Buck Road to accommodate the proposed means of access.

Site Notice:


Expired 8.5.2007.

Press Notice:


Expired 31.8.2007.

SPECIAL CONSIDERATIONS / ISSUES

Policy:  The application site lies in open countryside.  The land immediately to the west of the site (Borras Wood) is designated as Special Landscape Area.  UDP Policy CLF7 states that the development of countryside and water resources for informal recreation will be permitted provided that it does not harm visual amenity or nature conservation interests.  Built development such as a clubhouse and toilets should be small scale and directly related to the use of the resource.  In this regard there is no objection in principle to the creation of ponds for angling purposes.  However, any application would need to be considered against the technical criteria set out in Policy GDP1 with particular regards to the visual impact; nature conservation; and highway matters.  UDP Policy EC2 also only permits development on agricultural land of Grades 1, 2 or 3a (it does not lead to the irreversible loss of that land).  Given the nature of the proposed use, I do not consider the loss of agricultural land here irreversible.

Visual Impact:  The application involves the construction of three new fishing pools, which will have a negligible affect upon the landscape.  Notwithstanding the removal of a small section of hedgerow to improve visibility at the site entrance, existing hedges and trees will be retained.  Views into the site are also restricted.  In addition it is proposed to retain the existing ponds and to increase biodiversity by planting additional hedgerow and trees.  The most visually intrusive elements of the proposal will be the car park area, the crusher run tracks to the ponds and a proposed clubhouse building.  However, amended plans have now shown the car park to be contained within one area which will avoid sporadic parking and the use of crusher run tracks has been minimised.

Highways:  The development site is situated on a classified highway (Buck Road)  subject to a 60 mph speed limit and vehicles are considered to travel up to this limit.  TAN 18 requires the provision of visibility splays measuring 2.4m x 215m.

The original submission provided for a new vehicular access to be centrally located along the boundary with Buck Road.  To achieve the required visibility splays however, would require the removal of an Oak tree and a substantial amount of hedgerow.  The site is presently served by a gated field access in the southern corner of the site.  Following discussions with Highways, amended plans have been submitted relocating the proposed means of access just north of the gated access.  This will minimise the loss of hedgerow and retain the Oak tree.  Whilst Buck Road is fairly heavily trafficked; given the predicted low traffic generation from this proposal, Highways have raised no objections subject to adequate off-road parking and turning facilities and the required visibility splays of 2.4m x 215m being provided.

Footpath:  Public Footpath No. 21 crosses the southern boundary of the site.  It is not proposed to divert or close this footpath.  The footpath will be fenced along its entire length with an agricultural post and rail fence.  I do not consider there will be any disruption to the use of this footpath as a result of these proposals.  The Ramblers Association has raised concerns with regards to its future maintenance.  In this regard a condition of any permission granted will require a management scheme to be submitted and approved by the Council.

Car Parking:  Parking and turning facilities are provided within the site.  To minimise the extent of internal crusher run tracks and sporadic parking throughout the site, the car park has been re-located near the site entrance.  The car park area will accommodate in excess of 35 vehicles, which I consider to be more than adequate for a development of this scale.  Details of the means of construction will be reserved for further approval to ensure it is well integrated into the landscape.

Ecology:  CCW have raised no objection in principle to the concept of developing and angling complex, subject to further ecological reports to assess the likely impacts of the proposed development on widespread protected and priority biodiversity species / habitats.  In particular CCW indicated that future development is clearly dependent on the newt conservation issue being satisfactorily addressed in the long term.  In response to these concerns and in addition to the ecological reports submitted by the applicants, further surveys have been undertaken and a more detailed assessment has been carried out. 

A Great Crested Newt presence / absence survey of four ponds (including two within the proposed development area) was completed as per the guidelines recommended by CCW.  No evidence of the presence of Great Crested Newts was found at any of the four surveyed ponds.  No scoping or detailed survey has been undertaken on ponds within 500m of the site boundary.  However, CCW have provided records that indicate Great Crested Newts have been recorded in six ponds within 500m, the closest of which is located approximately 240m south east of the proposed development area boundary.  As Great Crested Newts are known to the present within the vicinity of the proposed development site it will be necessary to apply for a Welsh Assembly Government licence in order for the proposed development works to be legally carried out.  The Council’s Ecologist is satisfied with the conclusions of these surveys and proposed mitigation measures, which will form a condition of any permission granted.  Any further observations received from CCW with regards to this issue will be included as an Addendum item.  

With regards to other protected species, no badger setts were found within the proposed development area or wider survey area.  Whilst roosting opportunities exist for bats within the site these are confined to mature trees largely contained within hedgerows, none of which will be impacted by the proposed development.  Similarly there will be no adverse impact upon watervoles and birds.

Supply of Water and Drainage:  Existing ponds are fed by running water via pipes leading from the drainage channels which are in turn supplied by land and surface drainage.  It is envisaged that the proposed ponds will be serviced from the same supply.  Outflows will deliver excess water into the existing drainage channel.  These will be regularly maintained so as to facilitate efficient drainage.  The Environment Agency has raised no objections.

Soil Disposal:  All excavated material will be re-used on the site to create bunds in pond construction and graded to match the surrounding profile.  Excess sub-soil will be used to construct flat-topped bunds under the proposed woodland edge planting to the south eastern boundary of the site.  No material will be taken off or brought onto the site.  This will be controlled by planning condition.

Amenity:  I note the concerns raised by local residents with particular regard to noise and disturbance and general loss of privacy.  The nearest dwelling however, is some considerable distance away from the site.  Given the scale, nature and intensity of the proposed use however, I would not expect there to be any significant loss of amenity to residential properties within the vicinity of the site.   

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.
The siting, scale and design of the proposed clubhouse shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development.  The development shall only be carried out in strict accordance with such details as are approved.

3.
The clubhouse shall only be used for purposes ancillary to the angling complex and there shall be no retail sales from the building.

4.
There shall be no material imported or exported from the site without the written approval of the Local Planning Authority.

5.
No trees or hedgerows shall be removed without the written approval of the Local Planning Authority.

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.

7.
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.

8.
A report detailing a scheme of mitigation measures for Great Crested Newts and other amphibians within the site shall 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.

9.
The proposed access shall have a visibility splay measuring 2.4 x 215m in both directions measured to the nearside edge of the adjoining highway within which there shall beno obstruction in excess of 1m in height.

10.
The surface of the access shall be hard paved for a distance fo 10m behind the highway boundary before the development is brought into use.

11.
Any gates shall be erected a minimum of 5m behind the highway boundary.

12.
The access shall be a minimum width of 4.5m.

13.
A scheme shall be submitted demonstrating adequate facilities for parking and turning of vehicles as may be further approved by the Local Planning Authority and shall be completed prior to the first use of the development.

14. A management scheme for the future maintenace of the public footpath No. 21 shall be submitted and approved in writing by the Local Planning Authority.  The maintenance shall be carried out strictly in accordance with the approved scheme.

15. A scheme for the future maintenance and management of drainage channels within the site shall be submitted and approved in writing by the Local Planning Authority.  The maintenance shall be carried out strictly in accordance with the approved scheme.

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 the clubhouse is used strictly in connection with the angling complex and to prevent any general retail use within the open countryside.

4.
To prevent the importation of potential contaminated material and to control the scale of operation during the construction period in the interests of residential amenity.

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

6.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

7.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

8.
In order to protect wildlife interests, which are afforded special protection.

9.
To ensure the provision of a safe and satisfactory access.

10.
To ensure that no deletrious material is carried onto the highway.

11.
To ensure the provision of a safe and satisfactory access.

12.
To ensure the provision of a safe and satisfactory access.

13.
To provide for parking of vehicles clear of the public highway.

14. To ensure the footpath is maintained to a reasonable standard.

15. To ensure the drainage channels are maintained to a reasonable standard.
NOTE(S) TO APPLICANT
There shall be no interference with any public or private right of way within, or adjacent, to the application site.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0575
COMMUNITY:
Sesswick
WARD:

Marchwiel
	LOCATION:
 1 Ivy Cottages Kiln Lane Cross Lanes Wrexham 

DESCRIPTION:
Erection of 2 bedroom cottage, repositioned vehicular access and shared parking/turning.
APPLICANT(S) NAME:
Mr John Parry 


	DATE RECEIVED: 

04/05/2007
CASE OFFICER: 

SEH
AGENT NAME:

DMS A & S Services



_____________________________________________________________________

THE SITE

In the garden of 1 Ivy Cottage.
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PROPOSAL

As above.

RELEVANT HISTORY

P/2006/0996
Outline for 1 no. dwelling.  Approved  15.12.2006

P/2005/0459
Extension to form utility room, kitchen and a bedroom above. Approved 11.07.2005

Adjoining site: 


Erection of a dwelling on land adjoining The Kiln Inn Appeal allowed 26.07.2006

DEVELOPMENT PLAN

Outside settlement limit and within a Special Landscape Area.  UDP Policies PS2, GDP1, EC5 and H5 apply. Local Planning Guidance Notes Nos. 16 ‘Parking Standards’, 21 ‘Space around Dwellings’ and 13 'Houses in the Countryside' also apply.

CONSULTATIONS

Community Council:

Object based on the following grounds:

1) The footprint of the proposed dwelling is larger than that shown on the plan submitted with the outline application;

2) Application does not provide the minimum private garden space;

3) No details of a replacement tree have been provided;

4) The letter  required by the outline permission, confirming that the extension as previously approved at No.1 Ivy Cottages will not be commenced, has not been submitted;

5) An additional dwelling in the area my compound sewerage and drainage problems in the area.

Re-consulted  23/07/2007

Local Member:
Re-consulted  23/07/2007

Highways:
Recommend that permission be refused as an adequate visibility splay has not been demonstrated.

Public Protection:
No objection subject to recommended advisory notes.

Environment Agency:
No objections and ‘Standard Advice’ guidance for developers provided.

Welsh Water:
No objection subject to recommended conditions.

Other Representations:
Re-notified 23/07/2007

Site Notice:


Expired 30/05/2007



SPECIAL CONSIDERATIONS/ISSUES

Background:  Outline planning permission was granted in 2006 (following a committee site visit) for a single dwelling with all further details reserved for future approval. This application is for the approval of the reserved matters including siting, design, external appearance, access and landscaping.  The main issues to consider relate to the size and design of the proposed dwelling and the proposed access to the site.

Residential Amenity:  The proposed dwelling is of simple design and is in character with the adjacent property.  The development site is large enough to accommodate the proposed dwelling whilst providing adequate private amenity space and parking facilities in accordance with the Council's maximum standards, and this has been demonstrated on the amended plan.  An additional planting scheme would be secured by planning condition to ensure that the garden area has an adequate degree of privacy.

Highways:  The development site is on a classified road subject to the national speed limit, visibility requirements for this speed are 2.4m x 215m in both directions.  This is not possible from the proposed access.  However, following submission of a speed survey, a reduced visibility splay of 2.4m x 120m is required.  However, the applicant has failed to demonstrate the required visibility splay on the amended plan.

Trees:  It is proposed that a holly tree be removed as part of the development.  The amended plan indicates the location of a replacement holly tree, and this will be secured by planning condition.

Other Matters:  The community council is concerned that the footprint for the proposed dwelling is larger than that as approved at the outline stage.  However, the plan submitted at that stage was for indicative purposes only, and the scale and siting were reserved for future consideration.  As the proposed dwelling is of an appropriate size for the site, and the illustrative layout shown with the outline application is not a relevant planning consideration at this stage.

The Community Council was also concerned that the applicant had failed to submit a letter with the application confirming that the extension to No.1 Ivy Cottages, as previously approved, would not commence.  I confirm that this letter has now been submitted.

Matters relating to drainage have been raised, however Welsh Water have raised no objections.

Conclusion:  The proposed development is acceptable in terms of scale and design, the dwelling would not cause a negative visual impact in the Special Landscape Area.  However, an adequate visibility splay has not been demonstrated in plan form, and for that reason my recommendation will be split.

RECOMMENDATION A

Should an amended plan not be received addressing the concerns relating to the proposed access, planning permission should be refused for the following reason:

1.
The required visibility splay from the proposed access, of 2.4 x 120 metres in both directions measured to the nearside edge of the adjoining highway in which there is no obstruction in excess of 1.0 metre in height, has not been demonstrated satisfactorily on the submitted plan.  To allow this development would cause increased danger to all road users contrary to GDP1 (d) of the adopted Wrexham Unitary Development Plan.

RECOMMENDATION B

On receipt of an appropriate amended plan, which addresses the concerns relating to the access, planning permission should be granted subject to the following conditions:

CONDITION(S)

1.
The development hereby approved shall be commenced before 15 December 2011.

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.
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.
Prior to first use of development, the proposed parking area and driveway shall be laid out in strict accordance with the details contained within the application documentation, and shall thereafter be retained free of all obstruction and made available for the parking of vehicles for both the proposed development at No.1 Ivy Cottages, at all times.


5.
Prior to first use of development, the proposed access shall be laid out in strict accordance with the approved plan, with visibility splays of 2.4 x 120 metres in both directions measured to the nearside edge of the adjoining highway in which there shall be no obstruction in excess of 1.0 metres in height and the visibility shall then be maintianed clear of obstruction thereafter.

6.
The proposed access shall be a width of 4.1 metres.

7.
The existing vehicular access serving No 1 Ivy Cottages shall be permanently closed up and abandoned prior to first occupation of development.

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

9.
All foul drainage shall 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.
The existing hedge along the southern boundary shall not be reduced in height below 1.8 metres, and shall be permanently retained unless otherwise agreed in writing by the Local Planning Authority.



12.
The planting scheme hereby approved shall be carried out and completed during the first planting season following the commencement of building operations.  Such planting shall thereafter be maintained for a minimum period of five years and any tree or shrubs that dies or is vandalised during the maintenance period shall be replaced with one of a similar species.

13.
The replacement tree(s) shall be planted in the first available planting season (November - March) following felling and shall be maintained for a minimum period of five years.

14.
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.
REASON(S)

1.
To comply with the terms of the outline planning permission.

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 adequate on-site parking and to ensure that no deleterious material is carried onto the highway.

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

6.
In the interests of highway safety.

7.
In the interests of highway 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 and to protect the amenities of the occupiers of nearby properties.

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

13.
To ensure the work is completed within a reasonable time scale.

14.
To protect trees which are of significant amenity value to the area.
NOTE(S) TO APPLICANT
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.

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 07.30 hours to 19.30 hours Monday to Friday, between 08.00 hours and 14.00 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0599
COMMUNITY:
Acton
WARD:

Little Acton
	LOCATION:
  108 Chester Road  Wrexham 

DESCRIPTION:
Change of use from residential to office
APPLICANT(S) NAME:
Mr P Hughes C/O Bowen Son And Watson

	DATE RECEIVED: 

10/05/2007
CASE OFFICER: 

SEH
AGENT NAME:

Bowen Son & Watson



_____________________________________________________________________

THE SITE
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A single dwelling located at No.108 Chester Road, Wrexham, adjacent to the Acton Public House and a car sales business.
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PROPOSAL

As above – the use would be within Class B1, with associated parking and new vehicular access onto Chester Road.

HISTORY

18190
Conversion of dwelling into 2 no. unit (A1 & A2 use) with flat above and formation of new vehicular access. Withdrawn 12.11.90.

19185
Change of use of dwelling to 2 no. commercial units with extension (A1 & A2), first floor flat, construction of 2 new vehicular access and alteration to existing vehicular access. Withdrawn 08.07.91.

19733
Change of use from dwelling to 2 commercial units and flat with extension including formation of vehicular and pedestrian accesses at Box Lane and Chester Road. Refused 13.01.92.

DEVELOPMENT PLAN

Within settlement limit.  UDP policies GDP1 and T8 apply. Local Planning Guidance Note No. 16  ‘Parking Standards’ is  also relevant.

CONSULTATIONS

Community Council:
Concerns were raised relating to access and parking arrangements, particularly as the access would be located close to the existing pedestrian refuge on Chester Road.


Re-consulted
23.07.07

Local Member:
no objection to the proposed change of use in principle, but raised concerns over the location of the proposed access in relation to the pedestrian refuge.


Re-consulted
23.07.07

Public Protection:
No observations.


Re-consulted
23.07.07

Highways:
Recommend access is re-positioned abutting the southerly boundary of the site, maintaining a minimum width of 6.6 metres.  The proposed parking spaces nos. 5 and 6 should be re-located behind the proposed offices.

Other Representations:
Re-consulted
23.07.07

Site Notice:


Expired 04.06.07



SPECIAL CONSIDERATIONS/ISSUES

Background:  The original submission for this proposal included a new vehicular access to the northern boundary of the site with associated parking.  Following concerns raised by the local member and community council, amended plans were sought to ensure that a safe access could be formed which did not impact upon the existing pedestrian refuge, and that reduced the amount of parking proposed in connection with the proposed use.  Amended plans were received, and following re-consultation, no objections have been received.

Highways/Parking:  The proposed new access is acceptable in terms highway safety. However, it is recommended that the access is re-located abutting the southerly boundary in order to enable vehicles to negotiate a right hand turning movement out of the site in a northerly direction around the existing pedestrian refuge.  This will be secured by planning condition.

Parking has been reduced at the site to ensure that it does not exceed the Council's maximum standards in relation to offices with Class B1.  A total of 6 no. spaces are proposed, however, it is recommended that 2.no spaces are located to the rear of the premises in order to allow for a suitable vehicle turning facility with the site.  This will also be secured by planning condition.

Residential Amenity:  The impact of the proposed change of use upon the visual amenities of the area would be minimal, and the development would bring back into use a building which has been abandoned for many years.  Further, any impact of the proposed commercial use upon local residential amenity would not be significant, particularly as the premises are located adjacent to, and between, existing local businesses.

Conclusion:  The proposed new vehicular access is acceptable in terms of highway safety, and adequate parking provision has been provided.  The proposed change of use would not negatively impact upon local residential amenity, or on the visual amenities of the area, and I recommend accordingly.
P/2007 /0599
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.
Prior to commencement of development a site plan shall be submitted to, and approved in writing by, the Local Planning Authority which repositions the proposed access to abut the southerly boundary of the site and the development shall be carried out in strict accordance with the details as approved.

4.
Development shall not commence until a plan has been submitted to, and approved in writing by, the Local Planning Authority which repositions parking spaces nos 5 and 6 to the rear of the property and development shall be carried out in strict accordance with this plan 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 the formation of a safe and satisfactory access.

4.
To ensure the provision of a suitable vehicle turning area within the development site.
NOTE(S) TO APPLICANT
All ancillary operations and the use of plant and machinery, which are audible at the boundary, shall be carried out only between 07.30 hours to 19.30 hours Monday to Friday, between 08.00 hours and 14.00 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0694
COMMUNITY:
ISY
WARD:

Isycoed
	LOCATION:
Land to the South and North of Bryn Lane Household Recycling Centre, Bryn Lane

Wrexham Industrial Estate, Wrexham

DESCRIPTION:
Development of a Recycling Facility, In-Vessel Composting Facility, Waste Transfer Station, Office and Education Facility, Weighbridge, Weighbridge Office, Bulking Bays, Tool Store, Fuel Tank, Access Road, Entrance Signs, Surface Water Lagoon, Ponds and other ancillary development

APPLICANT(S) NAME:
Waste Recycling Group
	DATE RECEIVED: 

31/05/2007
CASE OFFICER: 

JGK
AGENT NAME:

Axis PED Ltd



THE SITE
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Plan No 1 Location Plan

Site Location

The application site at Bryn Lane is eight kilometres to the east of Wrexham located on the Wrexham Industrial Estate situated between the Estate ‘outer ring road’ – Bryn Lane and ‘inner ring road’ – Bridge Road North.  It is an irregular shaped plot bounded to the east by a ditch and, in part, Bryn Lane and to the west by Bridge Road North.  To the north is a large factory development (Kellogg) and to the south are a variety of industrial employment uses of varying size and density.  A number of small industrial units and offices are located along Bryn Lane and Bridge Road North.  The proposed site for the built development – where the buildings and associated infrastructure are to be developed – represents land adjacent to, and immediately to the south of, the existing Bryn Lane Household Recycling Centre (HRC).  The land immediately to the north of the HRC would be ecologically enhanced and managed as part of the submitted proposal.  Access to the site would be taken from an existing access point off Bryn Lane, which also services the HRC.

The site is currently vacant but was historically developed as part of a Royal Ordnance Depot, which occupied the whole Industrial Estate.  A contamination report was undertaken in 2005.  Further detailed site investigations have been undertaken.
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Plan No 2 Application Site

PROPOSAL

Description

The facility would include the construction of the following:

· Recycling Facility (RF) – the recycling facility would comprise a building approximately 12 metres high with six external bulking bays.  It would receive a range of pre-sorted recyclables including plastic, glass, cans and newspapers/magazines separated by householders through the Council’s kerbside recycling programme minimising the need for sorting.  These would be sorted, baled and bulked up for onward shipment for final processing.

· In-Vessel Composting Facility (IVC) / Waste Transfer Station (WTS) – the IVC/WTS would principally comprise a building approximately 12 metres high.  The IVC process would treat a range of compostable wastes, including cardboard, kitchen waste and green waste.  The WTS would receive a range of residual waste.  The processing of compostable waste would be carried out in compliance with the requirements of the key regulatory body namely, Environment Agency Wales.  The resultant compost can be used for improving soil and restoration projects as a sustainable alternative to peat and other similar products.

· Office and Education Facility – the Office and Education Facility would comprise a two storey building located adjacent to the Recycling Facility.  The education facility would enable schools, colleges and other interested parties to visit, first hand, a working recycling and composting facility.  A number of classrooms and visual aids within the education facility would show how the recyclables collected through the ‘Recycle with Michael’ scheme are received, bulked and sorted as well as demonstrating how compost is created.

· Further associated development - would include a weighbridge and office, hardstanding, surface water lagoon, ponds, bulking bays, tool store, fuel tank, fencing, entrance signs and access road.

Process

The complete Household Collection Process is detailed below in Figure No 1.

Recycling Facility (RF) - vehicles would access the building through a roller shutter doorway.  Recyclables would be deposited on the floor in dedicated bays to keep the recyclables separate.  They would have been pre-sorted, thus minimising the need for mechanical sorting equipment.  Some recyclables would be baled prior to removal off-site.  Baled materials would be stored within the building.  Other more bulky recyclables that would not benefit from baling would be loaded directly into HGVs before being transported off-site to reprocessors.  Loading would be within the building with the exception of recyclables from the external covered bulking bays.  Vehicles would leave the RF through a second roller shutter doorway, therefore enabling one-way vehicle operations within the building.  

[image: image12.wmf]Station building


Figure No 1 Proposed Household Collection process in Wrexham

In- Vessel Composting (IVC) – it is a self-contained, natural process, which enables the decomposition of biodegradable green waste, kitchen waste and cardboard and is designed to be undertaken in aerobic conditions.  The process would operate 24 hours a day 7 days a week.  However, IVC site deliveries, exports, screening, mixing, shredding and other mechanical operations would not be permitted outside the opening hours (as detailed later in the report).  The processing of compostable waste materials would be carried out in compliance with the Waste Management Licence regulated by the Environment Agency Wales.

Refuse Collection Vehicles would access the IVC facility through an automated roller shutter door and deposit the green, kitchen and cardboard waste on the floor of the waste reception area.  The received waste would be visually inspected and prior to being processed through the tunnels, waste to be composted would be subjected to a pre-treatment and then subject to 4 weeks of composting.  A front-end loader would then transfer the compost into the dispatch hall for sizing.  From here the compost would be loaded by front loader into HGVs and transferred off site for storage and maturation.  The material would then be marketed as a restoration material and soil improver.  One thousand tonnes of compost per year would be provided to Wrexham County Borough Council for use by the public and within the Council’s parks and gardens.

Waste Transfer Station – this facility would enable any remaining residual waste (2010 modelling projects 18% of waste, of which 16% is local authority gully waste), which is required to be diverted to landfill, to be bulked and transferred to other suitable off-site facilities.

Throughput

It is anticipated that the proposed waste recycling and composting facility would process up to 81,441 tonnes of waste per annum – the planned maximum capacity.  Due to the anticipated growth and increase in landfill diversion and recycling and composting targets the demand for the proposed facility would increase over time.  The facility has therefore been designed to reflect predicted maximum demand whilst also allowing for contingencies.  The quantity of different waste types processed through the site is anticipated to be as follows:

· Recyclables destined for the Recycling Facility would achieve approximately 15,300 tonnes per annum (made up from kerbside collections and bring bank recyclables).

· In-Vessel Composting Facility would receive up to 25,000 tonnes per annum (made up from kerbside collections and Green Garden Waste from HRCs).

· Waste Transfer Station would achieve up to 31,140 tonnes per annum (made up from Road Sweepings/Gully Waste, residual waste diverted from landfill, emergency tipping during adverse weather and residual waste from HRCs).

· In addition to the above, 10,000 tonnes per annum has been included as a contingency to take account of variations in Municipal Solid Waste flow predictions and potential local demand for use of the site by Wrexham trade and industry.

Built Development

Built development on site will include:

· Recycling Facility – steel framed cladded building comprising 2,908 sqm gross floor area (maximum height of 12m to the ridge); internal and covered external bulking bays for receipt of pre-sorted recyclables.  Walls and roof would be coloured Ocean Blue and doors Blue Grey.

· Office/education facility comprising a two storey building of 454 sqm gross floor area, sympathetically designed to provide a ‘gateway’ to the development.  The external walls would be constructed using hemp and lime wash or other such suitable sustainable material.  Walls would be coloured Oyster White, roof Squirrel Grey and doors Yellow Green.

· In-Vessel Composting facility also incorporating the Waste Transfer Station – a steel framed building totalling 5,597 sqm gross floor area (maximum height of 12m to the ridge), to house plant and equipment required to operate the process including bio-filters and associated stack which would be 1m above the ridge.  Walls and roof would be coloured Ocean Blue and doors Blue Grey.

· Erection of a 1Kw wind turbine (similar to those purchased by householders) within the site to assist in providing power to the facility, principally the Office and Education facility.  

· Purpose-built single storey weighbridge office located near the site operational entrance.

Ecological Mitigation

Approximately three hectares of land to the north of the existing HRC site is to be provided to mitigate for the loss of newt and butterfly terrestrial habitat.  Three new ponds creating newt habitat are proposed in this area to supplement the existing pond together with turf translocation and creation of habitat for the butterflies.

Supporting Information

The proposal is accompanied by a detailed Environmental Appraisal and Statements on Sustainability and Access.

Screening Opinion

An initial Screening Opinion (Town and Country Planning [Environment Impact Assessment][England and Wales] Regulations 1999) was adopted on 1st April assessing three alternative options concluding that there would be no significant environmental impacts that would justify a decision to require an Environmental Impact Assessment.  At that time there was a degree of uncertainty in respect of the ecological mitigation that would be proposed to compensate for any ecological loss as a result of the built development.  The currently proposed mitigated land, totaling three hectares, was not included within the then proposal the subject of the original Screening request.  With the agreement of the applicant, a subsequent Screening Opinion was adopted on 13th August.  This adoption was made having assessed the additional detail which set out how the mitigation area will be developed and managed, submitted with the application and further amended by document formally submitted to the Council on 6th August.  This Screening Opinion again concluded that the proposal would not result in environmental impacts which would require the submission of an Environmental Impact Assessment.  Notwithstanding this conclusion, a detailed environmental assessment of the proposal has been submitted with the application.

Pre-application discussions and consultation

Pre-application discussions took place between the applicant/agent and the Planning Department and representatives of the Council’s Public Protection and Highway departments.

Isycoed, Holt and Sesswick Community Councils and businesses on Wrexham Industrial Estate were informed of the proposal by letter in early May.  The letter was accompanied by a purpose-designed newsletter giving further details about the proposal.  It also gave an invitation to a public exhibition held on 22 May at Redwither Tower  (from 3pm to 8.30pm) where the proposal could be viewed and questions asked.  The newsletter was also separately sent out to all other Community Councils in Wrexham at this time (a copy of the planning application’s Non Technical Summary was sent out in July).  A similar letter was sent to users of the Industrial Estate together with a copy of the newsletter.  The above public exhibition was also repeated at three other locations (12pm to 7pm on: 23 May at the Aqua Lounge at Plas Madoc Leisure Centre, Plas Madoc; 24 May at the Function Room, Brymbo Sports and Leisure Complex; and 25 May at the Function Room, Brynteg Memorial Centre) where the Bryn Lane proposal was also discussed.  The exhibition was also present for a full day at the Caia Park Environmental Fair on 30 June.  Two formal presentations were also given - one to the WIE Environmental Forum and one to the WIE Business Forum on the 7 and 20 of June respectively.

PLANNING HISTORY

Outline planning permission for B1/B2/B8 use (Business, General Industrial, Storage and Distribution) was granted on 15th April 2005 on the southern area of the site (planning approval P/2004/1556 refers).  Information submitted with the application identified that the scheme anticipated the provision of 19,885sqm of development (approximately 42% of the net developable area of the site.  The development permitted has not been implemented.

Detailed planning permission was granted on 15th April 2005 for the remediation and reclamation of the land to which this application relates and the land to the east of the ditch.  Since the consent was granted further investigatory work has been carried out that has removed the need to remediate the land to which the application related.

DEVELOPMENT PLAN

The site is located within Wrexham Industrial Estate.  Wrexham Unitary Development Plan policies: PS1 (strategic provision of development within settlement/employment areas), PS2, GDP1 a) and EC4 (quality of development, landscape and natural environment), PS10 and MW12 (strategic provision of waste management facilities), PS11, GDP1 h) and EC6 (ecology), GDP1 f) (noise, dust etc), GDP1 d) and J8, (highways and parking provision), PS3 (development of brownfield land), PS4 (maintains existing pattern/character), MW13 (provision of purpose built treatment and disposal facilities).

The strategic planning policy context is detailed in Section A below.

Planning Policy Wales: Technical Advice Note (TAN) 21 – Waste published in November 2001 provides advice about how the land use planning system should contribute to sustainable waste resource management.  Other relevant guidance is contained in Planning Policy Wales (May 2002), TAN 5 - Nature Conservation and Planning (1996), and TAN 18 Transport (2007).

Local Planning Guidance Notes 16 – Parking Standards, 22 – Sustainable Buildings, 26 – Landscape and Industrial Development also apply.

CONSULTATIONS

Isycoed Com Council:
Concern expressed over the following issues:
· Possible noise levels emanating from the external bulking bays; hoppers and loaders; and pumping air into the composter.  (See section of report on Noise – conditions attached.)
· ‘Appropriate measures’ referred to in the application documentation need to be more specific.  (This relates to standard best practice measures most of which are regulated by Environment Agency Wales.)
· Possible litter issues especially the area where doors are to be kept closed at all times – this is not feasible?  (Litter will be regulated by EAW through the Waste Management Licence.)
· ‘Smart reversing bleepers’ should be used on vehicles to reduce the noise levels especially at night.  (See section of report on Noise – specific noise condition attached.)
· What happens to residual waste?  (Will be sent to landfill - Penybont.)
· Site contaminations issues must be addressed.  (See section of report on Contamination – conditions attached.)
· Lack of pre-application consultation.  (See section of report on Pre-application discussions and consultation.)
Sesswick Com. Council:
Recognises the vast improvement that this new proposal offers as compared to the previous one.  Commends 100% recycling and the emphasis on composting thus reducing residual waste, and the establishment of an ecological mitigation area.  However raises the following concerns:
· Kitchen waste is included in ‘green waste’ – likelihood of vermin, flies and bad odours as a result of technical failure. (Will be tightly controlled through the Waste Management Licence by EAW; also Public protection.)
· No evidence of risk assessments, worst case scenarios and contingency plans. (A detailed site specific Hazard and Critical Control Points Plan has been written.)
· Need assurances that practices are in place to deal with these possibilities. (Many best practice methods are proposed and control measures will be contained in the Waste Management Licence.)
· Limited detail re vehicular movements and impact upon local road network. (See section of report on Highways.)
· What industrial waste is likely to be handled/processed?  (Only cardboard and similar recycling material will be accepted mostly from users in WIE - economic and sustainable sense to do so.)
· Should be no importation of industrial waste or other waste from outside of Wrexham County Borough. (The contract for the development will ensure that the facility will only handle waste from within Wrexham County Borough.)
· Strongly oppose the development of an ‘energy from waste’ facility.  (This proposal is not for an ‘efw’ facility.)
Local Member:

Concerns raised regarding:

· Lighting - feel that it could be excessive given that operations cease in the main at 6pm.  Need to mitigate light pollution.  (See section of report on Lighting – condition attached.)
· Parking - the level of parking provision seems low. (20 parking spaces provided for maximum of 16 staff plus a coach parking space; cycle store also proposed.)
· Noise - appears to be a potential for noise nuisance from various operational practices.  Night background levels appear high.  Noise pollution can emanate through open doorways. Condition should be attached ensuring doors automatically close after a set time period and that all vehicles be fitted with reversing bleepers (most up to date type).  (See section of report on Noise – noise conditions attached.)
· Traffic – application documentation refers to the B5130 providing a link to the A525 and states "these routes are of a suitable standard to accommodate typical industrial/employment vehicle movements"  This is not the case as the B5130 has a 13 tonne restriction on it at Pickhill Bridge.  (See section of report on Highways.)
· Ecology - additional surveys are referred to.  Have these been received and do their findings have any significance? What mitigation measures are being considered in relation to the Grizzled Skipper butterfly? (See section of report on Ecology.)
· Boundary treatments - the palisade type fencing does not accord with Local Planning Guidance Note 26 – Landscape and Industrial Development. (See section of report on Landscape/Visual Impact.)
· Contaminated land - as the site and adjoining areas have a history of land contamination removal of any contaminated material should be removed correctly. (See section of report on Contamination – conditions attached.)
· EAW IPCC permit – the operation will be subject to a licence and that most of the conditions should be contained within it. (Agreed.)
Public Protection:
Contamination – there have already been extensive studies into the contamination status of the site.  Add conditions to control noise (during both construction and operation activities) and odour.

Highways:
Proposed site to be accessed via the existing adequate main site junction (serving the Civic Amenity Centre) on to Bryn Lane.  Traffic Impact Assessment submitted demonstrating that the predicted demand levels are actually less than what would be potentially generated by the existing B1/B2/B8 class use.  It also concludes that levels of demand are below critical thresholds for operational capacity.  The proposed 70 metre queuing lane provided at the proposed weighbridge is considered adequate.  Proposed staff parking provision is in accord with LPG Note 16 – Parking Standards.  Add condition to ensure that vehicles entering / exiting the site will be subject to the requirements to prevent any waste spillage.

Environment Agency:
No immediate concerns with respect to the proposal as submitted.  The requirement for a site specific risk assessment will be included as a pre-requisite for the waste licence to be considered and issued by EAW.  Other issues can be covered by attaching conditions and informatives.

CCW:
The proposal will not directly affect any statutory designated sites of ecological, geological and/or geomorphic interest or statutory protected landscape areas.

It will impact on protected species - the Great Crested Newt together with the Dingy and Grizzled Skipper butterflies – and their habitat.  Appropriate mitigation and compensation proposals must be submitted, approved and conditioned entailing the implementation of Reasonable Avoidance Measures, erection of protective fencing and exclusion of individuals from working areas throughout construction operations.  It must also include the provision of sufficient resources to ensure the implementation of long term management and associated site wardening and monitoring.

Development may only proceed under a licence issued by the Welsh Assembly Government.

Sustainable Urban Drainage techniques should be considered to create an amphibian friendly surface water management system as well as providing new ecologically sustainable features, eg reedbeds.

Butterfly Conservation Wales:
Objects to the development as follows:

· There is a large Grizzled Skipper / Dingy Skipper population on the site and more importantly a vast majority of the flight area will be lost.

· Insufficient habitat potential within proposed mitigation area.

· Proposed mitigation techniques unproven and expensive.

· Further studies need to be undertaken to allow an informed mitigation package.

(See Section of report on Ecology.)

Other Representations:
An adjoining user is being responded to by the agent/applicant relating to a request for additional information upon the following concerns:

· Technical - odour and airborne taint and no risk assessment (to neighbours) contained within the application.

· Environmental risk assessment - as no EIA requested there are gaps in the information relating to availability of assessment of alternative sites and details relating to the mitigated land immediately to the south of Kellogg and potential consequences.
· Strategic - implications of the proposal for existing strategic operations and potential future investors not currently addressed; assessment and report on the likely socio-economic impacts of the proposal to the WIE.

SPECIAL CONSIDERATIONS/ISSUES

The Waste Recycling Group have submitted a suite of proposals in three planning applications intended to significantly increase the capacity of Wrexham to recycle, reuse and compost waste and reduce reliance on landfill.  Detailed consideration of the local impacts of each of the proposals in terms of siting, design, traffic, environmental and amenity impacts is undertaken separately in this and the following two reports.  This covering report is intended to provide Members with the background to the proposals, as well as set out the relevant development plan policies.

A
Policy and Guidance
The average household in Wrexham produces over 1.5 tonnes of waste a year, of which a large percentage is currently disposed of by landfill.  However, the amount of waste that can be sent to landfill is being limited by European Union and UK legislation and the need to recycle is becoming increasingly important.  Wrexham Council has introduced the recycling of household waste via the Recycle with Michael scheme to 92% of households and by the end of 2007/08 the Council is committed to a target of 100%.  Household waste is also collected from existing Household Recycling Centres on Bryn Lane, Wrexham Industrial Estate; Wynnstay Banks, Plas Madoc; and Broughton Road, Lodge, near Brymbo.  This has resulted in 31% of municipal solid waste now being diverted from landfill.  Even so, in order to further reduce the amount of waste sent to landfill and increase the amount of waste recycled, the existing facilities in Wrexham need to be upgraded to allow a greater volume and wider range of waste to be processed. 

The proposed developments must be considered against the following policy framework:

· European Policy
The EU Landfill Directive

· Welsh Assembly Government Policies

Wise About Waste (2002)

Planning Policy Wales (2002)

Technical Advice Note 21: Waste (2001)

· Regional Policy

The North Wales Regional Waste Plan (2004)

· Local Policy

Wrexham Municipal Waste Strategy (2004)

Wrexham Unitary Development Plan (2005)

European and National Guidance Key Principles

The policy framework sets out a number of key objectives for the long term management of waste in Wales.  These include:

1) A substantial reduction in the amount of biodegradable municipal waste (BMW) disposed of by landfill.

· EU Landfill Directive seeks by 2020 a reduction of BMW landfilled to 35% (by weight) of that produced in 1995

· Wise about Waste (WAG – National Waste Strategy for Wales 2002) sets out a target to achieve at least 40% recycling/composting of all municipal waste by 2009/10

2) Establishment of a hierarchy (the Waste Hierarchy) for dealing with wastes, emphasising the importance of firstly reducing the amount of waste produced, increasing the re-using and recycling of wastes that is produced and less reliance upon waste disposal.

3) Establishes key principles for waste management, which in addition to the Waste Hierarchy are;

· The Proximity Principle - waste should be managed as close as practically possible to the point at which it is generated.

· Regional Self Sufficiency - in line with the proximity principle; that sufficient capacity exists in terms of waste management facilities to ensure that waste can be managed in a given area.

· Best Practical Environmental Option - that, for a given set of objectives, waste should be managed using the option that provides the most benefits or the least damage to the environment as a whole, at acceptable cost, in the long and short term.  (TAN 21: Waste states all proposed locations for waste management facilities need to be considered in terms of BPEO)

North Wales Regional Waste Plan

The Plan concluded that a hybrid option of maximising re-use, recycling and composting should form the basis for the framework to be provided for the Region.

Wrexham Municipal Waste Strategy

The strategy recognises that an integrated facility is required to:

‘sort, bale and store collected recyclable materials which have been segregated by the waste producer ie. the householder.’

Wrexham Unitary Development Plan (UDP)

The UDP waste policies provide the local policy framework for the consideration of waste management developments.  The most relevant to the current proposals is Policy MW12 which states that:

“Waste management facilities will be located having regard to:-
a. the best practicable environmental option;

b. the waste hierarchy

c. the proximity principle;

d. regional self sufficiency.

In particular, it goes on to say:

‘ … facilities for sorting, transferring and processing of waste will be permitted within sites on general industrial estates.’

It is also noted that UDP Policy MW13 states in part c) that the disposal of wastes will take place:

‘at purpose built treatment and disposal facilities which comply with the principles set out in Policy MW12.’

B
Consideration in Principle

The proposed developments accord with the above policy framework as they:

1) are in keeping with the Wrexham Unitary Development Plan Policies MW12 and MW13;

2) allow for a far greater volume of waste to be re-used or recycled rather than being disposed of in landfill;

3) will increase the waste management capacity in the Wrexham area, in accordance with the proximity principle and the principle of regional self sufficiency;

4) provide local facilities reducing the need for householders, business and refuse collectors to travel long distances to dispose of waste;

5) have been carefully designed to minimise the environmental, landscape, biodiversity and amenity impacts (see detailed assessment for each proposal within the appendices);

6) demonstrate that waste would be managed as close as practically possible to the point at which it is generated (Proximity Principle)

7) will ensure that sufficient capacity exists in terms of waste management facilities to manage waste locally (Self Sufficiency); and

8) will offer the best practicable environmental option.

A Waste Management Licence has been submitted to the Environment Agency Wales in relation to preventing pollution and controlling processes.

C
Need and alternatives

Historically, the vast majority of municipal waste generated has been disposed of via landfill.  However, the amount of waste that can be sent to landfill is being reduced by limits being imposed by the European Landfill Directive and by resultant targets set by UK legislation (see Agenda Item covering report).  Therefore, there is a need to increase levels of recycling through further waste management facilities across the County Borough.  The ‘waste hierarchy principle’ for waste management planning establishes waste minimisation as the most favoured approach, followed by re-use, recycling, composting, energy recovery and disposal.  By enabling recycling and composting of waste that would have otherwise gone to landfill, the proposed development at Bryn Lane would allow waste to be processed further up the waste hierarchy.

In the consideration of alternatives, there are not many available sites within the County Borough.  Location on an existing industrial estate is desirable, if not, the only possibility.  There are only a small number of very small sites allocated for industrial use within the County Borough, beyond Wrexham Industrial Estate.  A number of sites are identified within the Wrexham UDP for employment use.  The site identified in the planning application was considered the most appropriate, of those available, for the following reasons:

· Available site located on Wrexham Industrial Estate

· Sufficiently large enough

· Existing direct access on to the highway

· Benefit of an extant outline planning consent for B1/B2/B8 General Industrial 

Use

· Remote from residential development

· Sufficient adjacent available land for ecological mitigation

· Adjacent to the existing Bryn Lane Household Recycling Centre

In providing the facility at Wrexham Industrial Estate it accords with the proximity principles referred to earlier in locating waste facilities as close as possible to the source of waste generation.

D
Site-specific Impacts

The impacts of the proposal set against the detailed policies of the UDP and Local Planning Guidance Notes are considered below:

Sustainability

The application is supported by a Sustainability Statement prepared in accord with the Council’s Local Planning Guidance Note (LPG) 22 – Sustainable Buildings, although LPG 22 relates specifically to residential and commercial development rather than storage and general industry.  The statement assesses, where relevant, how the proposal accords with the six principles.  The application is further supported by detailed documentation identifying the benefits of the proposed development and the potential impacts on the site and locality.  In particular, the proposed development includes:

· Provision of three hectares of land for ecological mitigation.

· A design to reduce the amount of artificial lighting, maximise the use of glass frontage to the Office and Education facility and is oriented to offer maximum wind protection.

· The use of materials of low environmental impact – natural materials where appropriate within construction.  I have added a condition for the submission of a report and subsequent approval that demonstrates that sustainable materials will be sourced locally wherever possible.

· Installation of a bio-filter within the In-Vessell Composting facility to filter odours from the air passing through the IVC process.

· Erection of a 1Kw wind turbine within the site to assist in providing power to the facility, principally the Office and Education facility.  I have conditioned the submission of details for the wind turbine for further approval.

· Clean surface water run-off from the roofs of the IVC facility to be collected, stored and used as a water supply to the IVC process.  This water will also be recirculated back into the process.

· By its very nature, the proposal will maximise recycling and composting, not just within the site but within the whole of the County Borough.

· The Education facility will educate school children and other interested parties in the benefits of waste recycling.

· Adequate parking – 20 spaces with 2 ‘registered disabilities’.  Proposed maximum number of employees is 16.

· Safe and secure covered cycle parking facility for visitors, site and office workers.

· One parking space for a coach.

· Retention of existing trees where possible and provision of additional landscaping proposed to minimise the impact of the built development.

Best Practical Environmental Option
A BPEO assessment (Assessment of Best Practical Environmental Option for the Management of Municipal Solid Waste in Wrexham: ERM Final report May 2007) has been undertaken of the proposed development concluding that the proposal would be the preferred option for waste management in the County Borough and be in accord with the principles of BPEO.  A BPEO re-assessment was recently completed and submitted under letter dated 3rd August.  It has assessed the management of Municipal Solid Waste for Wrexham in its entirety (ie the waste not only passing through the proposed facility at Bryn Lane, but also at the Household Recycling Centres at Bryn Lane (WIE), Brymbo and Plas Madoc).  The conclusion is that Options 2 and 6 come out scoring better then the proposed development (option 2 being recycle and compost to maximum then send residual to an Energy from Waste EfW - option 6 being maximum recycle and compost then send rest to Mechanical Biological Treatment).  However, due to the deliverability issues in the case of option 2 and the unrealistic recycling/composting targets for option 6, which are also important considerations, the proposed development remains the best practical environmental option for the short to medium term.

Highways

The application was accompanied by a Traffic Impact Assessment.  It included an appraisal of the existing road network, related junction layouts and existing access.  It concluded that the proposed development would not have an adverse impact upon highway safety.  It evaluated the anticipated additional traffic movements as a result of the proposed development concluding that traffic amenity would not be compromised.  Maximum WCRF demand is not anticipated to coincide with peak traffic flow on Bryn Lane and the immediate local highway network as waste refuse vehicles will arrive throughout the day.

The proposed site is to be accessed via the existing main site junction on to Bryn Lane.  This existing access was recently constructed to serve the Civic Amenity Centre and consists of a ghost island layout with visibility sight lines in excess of the requirements of the recently revised Technical Advice Note 18.

A Traffic Impact Assessment has demonstrated that the predicted demand levels are actually less than what would be potentially generated by the existing B1/B2/B8 class use.  Notwithstanding the above, the TIA further investigates the traffic demand being wholly new to the highway network.  An absolute maximum of 192 Heavy Goods vehicle movements (96 in and 96 out) per day at peak times of the year.  It is concluded that levels of demand are below critical thresholds for operational capacity.  Vehicles arriving from the north or exiting northwards will use Llanypwll link road and Hugmore Lane an access route that shall be improved when the link road is dualled and the new WIE access roads are built.

There is a 13.5 tonne weight limit on the B5130 over the Afon Clywedog south of Bowling Bank.  Any vehicles which would need to access the site from the south (A525) would traverse onto the B5130, as per our submission, and turn left along Bedwell Road into the Industrial Estate.

There is a 70 metre queuing lane provided at the proposed weighbridge; this is considered adequate to cater for the likely traffic demand and I do not envisage any problems with traffic queuing back on to the adopted highway. 

Proposed staff parking provision is more than adequate and in accord with Local Planning Guidance Note 16 - Parking.

It is accepted that the proposed development will generate significant amounts of traffic.  However, given that the Traffic Impact Assessment has demonstrated that this generation will not push demand beyond critical thresholds it is considered that the application is acceptable in highway terms.

Landscape/Visual impact

A Landscape and Visual Appraisal of the development in respect of both the visual impact and the potential loss of landscape features has been undertaken.  It concluded that the proposed development would not result in a significant loss of valued features and that it would have a positive impact on site character by introducing industrial activity to a redundant site enhanced by the proposed landscape scheme.  Landscape proposals have been submitted to reduce visual impact along with an Aftercare and Management Plan.

Landscape and visual context of the site - the site, with the exception of the existing household recycling centre is currently undeveloped or derelict land, comprising unmanaged rough grassland, scattered pockets of scrub, self seeded trees, with some broad-leaved woodland in the north western corner.  The landscape quality and visual amenity of the site is generally low, due to the lack of management and dominance of industrial buildings and security fencing in the locality.  This is apparent in key views from Bryn Lane, Bridge Road (north) and Redwither Tower and its grounds.

The proposal - within this context, the proposed development is not considered to have an adverse impact upon the landscape resource of the site.  There would however be significant change to the visual character of the site, given the scale of buildings proposed.  These buildings are however not untypical in character to those found within the wider industrial estate, and the following appropriate proposals have been included to minimise the prominence of the visual change:

Recessive colours for the buildings to limit the impact of building scale; the retention of existing trees and planting along site boundaries to provide some immediate visual integration of the buildings; new ornamental tree and shrub planting along the road frontages, which over time would provide an enhanced setting to the buildings and road corridors; existing poor grassland enhanced to provide species rich grassland; lighting designed to control night time visual impact (see later).

Boundary treatment is proposed in agreement with discussions with the planning department. The security fencing would be powder coated dark green to minimise industrial character, which is in accordance with Local planning guidance Note 26 – Landscape and Industrial Development.  It will mirror that of other units within the Industrial Estate.  It is proposed to replace any existing fencing around the access and operational areas with the new approved fencing.  A retaining wall would be constructed adjacent to the western edge of the existing HRC to support the HRC boundary following construction of the access road.

Long term management of the site - the submitted detailed Plan for the Aftercare and Management of Landscape Proposals, would ensure that the site would be appropriately managed over the 25 year life of the proposal (further amendments conditioned).  This will ensure that all planting is successfully established, monitored and maintained.

Signage - new signs are proposed and acceptably located at the entrance to the site from Bryn Lane and would assist in creating a more attractive formal entrance to the

facility.

The stack associated with the In-Vessel Composting facility, from the bio-filters, is 1 m above the ridge height of the building.  The length of the steam plume from the stack would be: no more than 20m in length for 84% of the time; no more than 60m in length for 99% of the time.  Given that there are other chimneys in the area, I consider that plumes are not uncharacteristic, particularly within such a large industrial estate and therefore would result in no adverse visual impact over and above what would be acceptable.
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Photo No 1 Photomontage of proposed development south along Bridge Road North

Conditions have been attached to ensure implementation of the approved landscape scheme including the retention of important existing trees and planting, that the landscape proposals are adequately cared for and managed for the lifetime of the development and that to ensure that there is no external storage.

Ecology

An Ecological Appraisal and extended Phase I habitat survey was carried out by independent ecologists (Marches Ecology - May 2007) and together with the draft Bryn Lane Ecological Mitigation Area Management Plan (Marches Ecology – May 2007) was submitted with the application.  The Appraisal describes the ecology of the site and surrounding area and considers how it may be affected by the proposed development.  Where necessary, measures to minimise potential impacts are recommended.  A re-assessment of the ecological implications (Ecological Impact Assessment rev A: Marches Ecology – July 2007) of the proposed development was recently completed and submitted under letter dated 3rd August and the final Bryn Lane Ecological Mitigation Area Management Plan (Marches Ecology – August 2007) was submitted under letter dated 16th August.

The existing biodiversity and ecological value of the proposed development site is of considerable importance to north-east Wales.  It supports a number of nationally (Wales) and regionally important species:

· Great Crested Newt

· Common Toad

· Grizzled Skipper/Dingy Skipper Butterflies

· White Mullen

· Bats

It also supports a large number of locally important species.  The predominant habitat within the site could qualify as a (proposed) UK Biodiversity Action Plan priority habitat – open mosaic habitats on previously developed land.  The impact assessment has identified a number of significant impacts (as detailed in section 6 - Ecological Impact Assessment rev A: Marches Ecology – July 2007) associated with construction and/or operation of the waste Recycling Composting Facility (WRCF) upon the above protected species and loss of habitat.  Following discussions with the Countryside Council for Wales and the Planning Department and detailed consideration by the applicant’s ecology consultant a comprehensive mitigation and compensation package is being proposed to off-set the identified impacts.  Assuming their implementation the residual impacts have been largely been assessed as either slightly adverse, neutral or slightly beneficial.  It should be noted that there is also potential for large beneficial impacts particularly in relation to the local Great Crested Newt population, other amphibians and captive breeding for the Grizzled Skipper/Dingy Skipper.  A summary of the proposed mitigation and compensation measures include:

· Provision of an ecological mitigation area to be positively managed for a range of habitats and species.

· Retention of key features within the proposed development area to include the ditch corridor.

· Creation of species rich grassland within landscaped areas around built development.

· Translocation of Great Crested Newts and other amphibians.

· Turf translocation and a captive breeding programme for the Grizzled Skipper/Dingy Skipper

· Vegetation clearance outside the breeding season

It should be pointed out that although both Dingy and Grizzled Skippers may have met the qualification criteria to be listed as UKBAP priority species, they were not, at the time the application was submitted, afforded this status.  As such the mitigation measures are considered to be appropriate within the limitations of the application boundary and scheme design, and were developed in conjunction with both CCW and the planning department.  Translocation of turfs both for botanical value and for butterflies has been undertaken before although not for Grizzled Skipper.  Although Butterfly Conservation Wales do not consider the proposed captive breeding programme to be appropriate in the context of mitigating potential impacts of development such approaches have been utilised for conservation purposes.  As well as the site-specific mitigation, potential wider benefits for the conservation of the species have been, and will be, further considered (e.g. potential release to other sites).  The applicant will continue to liaise with CCW and Butterfly Conservation Wales to ensure the proposed mitigation measures are given the best chance of success.

Other mammals traverse across the proposed development site and may use it for foraging.  The above impact assessment identified a number of potential impacts associated with construction or operation of the WRCF none of which are likely to be significant.  Although no significant impacts were identified the above mitigation and compensation package includes a number of measures that will off-set any impacts on badgers.  There are also a number of additional mitigation and compensation measures identified within the assessment.

The Countryside Council for Wales has no objection in principle to the development as proposed subject to the above mitigation being implemented.  The implementation of the mitigation measures as detailed in the July Ecological Impact Assessment is secured by condition.  A s106 obligation will secure the establishment of a ‘management body’ and the long-term management of the mitigated land as identified in the Bryn Lane Ecological Mitigation Land Management Plan.  The Council will be undertaking a Biodiversity Action Plan, which will cover the whole of the Wrexham Industrial Estate.  The council has also written to CCW giving assurances that, as landowner, it will put measures in place to secure longer term management of the mitigation area beyond the 25 year period, ie 80 years.

Lighting

External lighting is required to ensure that the site can operate safely during low light levels.  Low level security lighting would be operational during hours of darkness as and when required.  An Indicative Lighting Plan has been submitted with the proposal showing lighting either situated on either buildings or column, angled downwards and designed not to spill materially beyond the site.  The level of external lighting has been reduced, primarily to minimise the impact on foraging bats.  A revised Lighting Plan was submitted by letter dated 3rd August.  It reduces further the potential for light spillage off site.  To minimise any potential impact I have attached a condition detailing the type of lights, angle of direction and use of baffles.  

Hours of working

The Application proposes that the hours of working be:

0730 hours to 1800 hours Monday to Saturday

1000 hours to 1600 hours on Sundays and Bank Holidays

The In-Vessel Composting (IVC) process would operate 24 hours a day 7 days a week.  However, the IVC site deliveries, exports, screening, mixing, shredding and other mechanical operations will not take place outside of the hours indicated above and secured by condition.  Repairs and maintenance of mobile and fixed plant may need to be undertaken outside of the hours referred to above.  Due to the IVC being a 24 hour process maintenance would be required 24 hours a day.  This is normal practice and such maintenance will take place within the buildings also secured by condition.  I have added the Council’s standard condition controlling the hours of construction.

Noise and Vibration

A noise appraisal has been undertaken to assess the likely impact of the proposed development both during construction and when fully operational.  For the construction phase the noise levels will vary from day to day depending upon a number of factors including type of plant being used, type of activity, distance from the site boundary, screening, and duration of activity.  Noise during the construction period would give rise to a slight to moderate effect for a temporary period.  I have conditioned the implementation of the proposed mitigation measures for construction noise (Section 6 – Noise Appraisal and Table 16) and attached a standard condition restricting the hours of operation for the construction phase.  The noise assessment has concluded that the residual impact from operational noise is deemed to have a negligible effect or at worst a slight effect on noise levels at the nearest dwellings or offices.  In accordance with standards, best practical means would be employed to control noise generation (eg. using equipment that is regularly maintained, where practicable use equipment with silencers or acoustic hoods.  I have conditioned the implementation of the proposed mitigation measures for construction noise (Section 6 – Noise Appraisal and Table 15).  In relation to mobile plant this would include the use of SMART audible reversing warning device (a device that automatically adjusts its noise emission levels in accordance with backgrounds levels).  I have also conditioned submission of such details for further approval.  Given the nature of the development and the distance from receptors (studies demonstrate that the transfer of ground borne vibration from modern plant installations to residential areas beyond 20 metres is unlikely to be significant and) the likelihood of any vibration being perceptible is highly unlikely.

Air Quality

An appraisal of the proposed development in respect of odour, dust and bioaerosols

has been undertaken.

Odour

The potential for odour is from the waste on the floor of the In-Vessel Composting (IVC) reception area and the Waste Transfer Station (WTS) whilst it is waiting to be processed for composting or transfer off site.  The degree of impact of odour on adjacent properties has been considered.  The degree of potential is reduced by all operations being undertaken within the confines of the building.  The Recycling Facility would be accepting dry recyclables and accordingly there is not expected to be any odour generated from activities within the building.  Within the WTS and IVC a number of appropriate measures are proposed to reduce the occurrence of odour by a combination of the adoption of good site management practices and by the design of the building.  The building has been designed to operate under negative air pressure by drawing air through the building and out, via biofilters, through a ventilation stack.  When the roller doors are opened to allow the receipt of imported material, or the export of materials, air would be drawn into, rather than out of the building, thus ensuring that risk of significant odours escaping the building are minimised.  The odour from the external bulking bays would be minimal – only used for textiles/glass.

The air from the composting process is a potential source of odour; however, this would be contained within the tunnels before being passed through a scrubber and bio-filters prior to being released to atmosphere.  The main source of odour from the plant would be the exhaust from the two bio-filters.  These would be released to the atmosphere through a single stack.  An odour dispersion modelling exercise has been undertaken to ensure the air vented to atmosphere would not cause a nuisance.  The dispersion modelling identifies predicted worst case odour concentrations at both ground level, as well as at the top floor of Redwither Tower.  The model demonstrates that the development would not give rise to any adverse impact upon amenity either at ground level, or from the upper floors of Redwither Tower.  Nevertheless, I have conditioned that odour at these two receptors shall not exceed the highest predicted concentration.  I consider that these conditions together with the design of the facility, the management of the site and the proposed mitigation would ensure that there would be no unacceptable adverse impacts upon adjoining land uses as well any sensitive receptors. 

Dust/Litter

The processing of wastes and recyclables at the WRCF would take place within the confines of buildings.  The only associated operation that would take place outside of the main buildings would be, for example, the bulk storage of recyclable material from bottle banks eg. glass and the occasional large electrical item.  Limited vehicle manoeuvring would take place outside of the building. The majority of operations would be confined within the main site buildings thus minimising any potential for dust.  Good operational practices would minimise dust emissions from those areas outside of the buildings.  These would include:

· sheeting of all loaded HGVs entering and leaving the site;

· paved, tarmac or concrete areas throughout the site. These would be

· maintained in a good state of repair;

· enforcement of a speed limit on site;

· internal wash down area for HGVs prior to exiting buildings if required, and

· manual sweeping of the site as necessary.

With the implementation of the above mitigation measures and the operator’s adherence to the conditions of the waste management Licence the risk of dust nuisance should be negligible.  I have conditioned that all loaded HGVs entering and leaving (apart from when carrying ‘bales’) the site shall be sheeted.  This will also reduce the potential for litter.

Bio-aerosols

Bio-aerosols are airborne organic particles containing micro organisms including pathogens that could potentially affect human health.  They would be generated by the composting process.  However, the risk of public exposure to bio-aerosols from enclosed composting facilities is considered to be low.  The composting process itself is designed to destroy any pathogens, such as e-coli, before the compost can be used as a product.  The emissions vented from the stack as a result of the aerobic composting process would be carbon dioxide (CO2), water vapour and air.  The Bio-filters are designed to remove dust and aerosols.  

Vermin and Pests

Wastes deposited at the facility have the potential to attract vermin and pests if they are not managed properly.  This issue has been appraised and the design of the facility and operational practices would minimise the potential for vermin and pests.  This would be supported by regular visits by a specialist pest control contractor.  Such mitigation measures include, ensuring wastes are handled and stored within the building, closing the building doors when the site is not operational and at times of the day when no deliveries are expected and processing wastes as soon as practicably possible after receipt to minimise the time it is stored in an unprocessed state.  Controls will be in place through the Waste Management Licence.

Hydrogeology, Drainage and Contamination

There have been a number of site investigations carried out at the site which provide comprehensive details of the ground, surface and groundwater conditions at the site (Over Arup Feb 2004, BAE Systems 2005-2006, TerraConsult 2007).  There is a substantial thickness of Boulder Clay present which would effectively prevent any impact on the underlying bedrock arising from activities at the site.  There is a thin layer of made ground - variously comprised re-worked clay, sands and deposits of demolition fill (concrete, brick, rubble, ash, clinker etc).  Within the layer of made ground there are low levels of potential contaminants present.  Detailed planning permission was granted on 15th April 2005 for the remediation and reclamation of the land to which this application relates and the land to the east of the ditch.  Since the consent was granted further investigatory work has been carried out that has removed the need to remediate the land to which the application relates.  There is a need to carry out further detailed risk assessments to demonstrate these contaminants are not giving rise to any environmental harm and do not pose a risk to the future operation of the site as a waste management facility.  Although these details would be included in the Waste Management licence application I have conditioned the submission of a report for further consideration and approval.  

Surface water at the site drains down into the made ground or runs into a drainage ditch.  The flow in the ditch is quite slow and it eventually runs into the River Dee some 3 km to the north east.  The development proposals at the site provide for the construction of a surface water lagoon that would be used to control any surface water discharges from the site in agreement with Environment Agency Wales.  In addition, concrete surfaces would be provided in areas where waste is handled to prevent infiltration into ground and surface waters.  This is further minimised by handling wastes within buildings / covered areas, as this minimises potential generation of run-off in the first instance. Keeping clean and dirty water separate has also been considered in the design to minimise the potential for contamination.  The design proposals and management practices would ensure development does not have significant impact on ground and surface water.  I have conditioned the submission of a scheme, for the provision and implementation of a surface water regulation system, for further consideration and approval.

Impact upon Adjoining Occupiers

The potential impact of the proposal on adjoining occupiers has been addressed in some detail within the applicant’s submission.  I have already given consideration within my report to these impacts.  The applicant/agent has prepared a number of supplementary reports (Briefing Notes on: Socio-Economic Evidence; Potential for Incremental and Cumulative Waste Development; and Ecological Issues and Potential Risks) addressing in more detail the impact upon the nearest adjoining occupier.  These conclude that there is low potential impact in any ‘worst case scenario’.  Taking account of the measures to be secured by the s106 agreement, the proposed conditions and the regulation that will be undertaken by EAW through the Waste Management Licence, I consider that there are no adverse impacts upon adjoining occupiers.

Waste Management Licence

The proposed development would also be subject to the environmental controls imposed by a waste management licence, regulated by the Environment Agency.  An application for a Waste Management Licence would be made in parallel to submission of a planning application.  It would include a sealed drainage system to prevent contamination of surface and ground waters with active 24 hours a day dust/odour control systems within the building.

Conclusion

The proposed development accords with national policy/guidance, development plan policy and other material considerations.  I consider that the recently submitted amendments to the application together with supporting information have significantly addressed many of the concerns earlier identified.  Sufficient need has been established justifying the proposals. The proposal has been designed to provide a facility, which would assist in meeting the forthcoming recycling, composting and landfill division targets, which the Council is obligated to meet.

Sufficient measures are proposed with a raft of conditions in support to ensure that the facility would be operated with a minimum of disturbance to the local area and nearby occupiers.  It incorporates acceptable measures to mitigate against the loss of ecology by virtue of the development.  This includes compensation in the form of three hectares of land set aside for mitigation involving substantive ecological enhancement together with secured long term management.  Appropriate landscape improvements are proposed to minimise the impact of the development.  I consider it offers the best practical environmental option to address the need for an integrated waste management option for Wrexham County Borough.

RECOMMENDATION A

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

Establishment of a management body which, along with the developer, will oversee the long term management of the mitigated land as identified in the Bryn Lane Ecological Mitigation Area Management Plan (Marches Ecology – August 2007).  It will take account of the Ecological Impact Assessment rev A: Marches Ecology – July 2007.
That the Chief Planning Officer is given delegated authority to determine the final form and content of the obligation.

RECOMMENDATION B

Subject to completion of the Section 106 Obligation that planning permission be GRANTED subject to the following conditions:

CONDITIONS

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 is obtained.

3. Unless otherwise agreed in writing with the Local Planning Authority, all hard and soft landscape works shall be carried out in accordance with the approved details as set out in the submitted Detailed Landscape Plan 1 (drawing no 379-01.10) and 2 (drawing no 379-01.11).  The works shall be carried out:

· prior to occupation of any part of the development;

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

· 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. Unless otherwise agreed in writing with the Local Planning Authority, 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 positioned in accordance with the requirements of table 2 of the current BS 5837 – A Guide for Trees in Relation to Construction.

5. Unless otherwise agreed in writing with the Local Planning Authority, the existing trees, shrubs and hedges indicated on drawing No Figure 19 Rev A to be retained shall not be cut down, grubbed out, lopped or uprooted without the previous written permission of the Local Planning Authority.  Any pruning of trees approved shall be carried out in accordance with the current British Standard 3998 and subsequent revisions (Tree Work).  Any trees, shrubs or hedges removed without such permission, or being severely damaged or diseased within three years of the date of occupation of the development for its permitted use shall be replaced with trees, shrubs and hedging plants of such a size and species as may be agreed with the Local Planning Authority.

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 vertical tubes spaced at a maximum interval of 3 metres.  Onto this, 2.1 metre 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. Prior to the commencement of development, a scheme for the aftercare and management of the approved landscape proposals (condition 3 refers) shall be submitted and approved by the Local Planning Authority.  The scheme of aftercare and management, as approved or with any subsequent amendments, shall be implemented to an agreed timescale and shall continue for the duration of the development.

8. Within six months of the first use of the development, trees and shrubs shall be planted and grass areas seeded, 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.  Any areas of grass, which have been damaged or fail within five years of seeding shall be re-seeded and maintained until successfully established.

9. The mitigation measures identified within the Ecological Impact Assessment (Marches Ecology – rev A July 2007) as approved or with any subsequent amendments, shall be implemented to an agreed timescale and shall continue for the duration of the development.

10. Unless otherwise agreed in writing by the Local Planning Authority, the management of the ecological mitigation area as detailed in the Bryn Lane Ecological Mitigation Area Management Plan (Marches Ecology – rev A August 2007) shall be undertaken for the duration of the development.

11. Unless with the prior approval in writing of the Local Planning Authority the hours of working at the site shall be restricted to:

Waste Recycling and Composting Facility

· 0730 hours to 1800 hours (Monday to Saturday)

· 1000 hours to 1600 hours (Sundays and Bank Holidays)

In-Vessel Composting process

Vessel Composting (IVC) process will operate 24 hours a day 7 days a week.  IVC site deliveries, exports, screening, mixing, shredding and other mechanical operations shall be restricted to:

· 0730 hours to 1800 hours (Monday to Saturday)

· 1000 hours to 1600 hours (Sundays and Bank Holidays)

No working shall take place outside of the above hours except for the essential repair and maintenance of mobile and fixed plant.  Such work shall only take place within the buildings.

12. During the construction phase 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 to18:00 hours Monday to Friday, between 08:00 hours to 14:00 hours on Saturdays and at no time on Sundays and Bank Holidays.

13. In any circumstance, the noise contribution from soil movement, piling, infrastructure work and general site activities shall not exceed the levels as detailed in Table 16 of the Noise Assessment in Appendix 7 to the Planning Application Volume 2 (Part 6: Appendices) May 2007.

14. The rating level of any noise generated by reason of this development shall not exceed the pre-existing background level by more than 5dB(A) at any time.  The noise levels shall be determined at the nearest noise sensitive premises.  Measurements and assessment shall be made in accordance with BS4142:  1990 “Method of Rating Industrial Noise Affecting Mixed Residential and Industrial areas”.

15. In any circumstance, the noise contribution from the In-Vessel Composting, Waste Transfer Station and Recycling Facilities shall not exceed the levels as detailed in Table 15 of the Noise Assessment in Appendix 7 to the Planning Application Volume 2 (Part 6: Appendices) May 2007.

16. Details of the operational noise level of any new item of mobile plant and types of audible reversing warning device or a SMART audible reversing warning device (a device that automatically adjusts its noise emission levels in accordance with backgrounds levels) shall be submitted for the written approval of the Local Planning Authority.  Following receipt of the approval in writing of the Local Planning Authority, the audible reversing device shall be operated in accordance with the approved details throughout the period of the development, unless otherwise agreed in writing with the Local Planning Authority.  This shall not prejudice any health & safety requirements.

17. Odour concentrations from the development shall be as follows:

The highest predicted 98th percentile of hourly means shall not exceed:

· 0.34 ouE/m3 as determined at the height of 12 metres at Redwither Tower; and

· a ground level concentration of 0.99 ouE/m3 .

In any circumstance, the odour concentrations shall not exceed the levels as detailed in the Odour Appraisal in Appendix 8 to the Planning Application Volume 2 (Part 6: Appendicies) May 2007.

18. Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), a scheme to deal with the risks associated with contamination of the site shall be submitted to and approved, in writing, by the local planning authority.  That scheme shall include all of the following elements unless specifically excluded, in writing, by the Local Planning Authority:

A desk study identifying:

1. all previous uses

2. potential contaminants associated with those uses

3. a conceptual model of the site indicating sources, pathways and receptors

4. potentially unacceptable risks arising from contamination at the site

A site investigation scheme, based on (1) to provide information for an assessment of the risk to all receptors that may be affected, including those off site.

The results of the site investigation and risk assessment (2) and a method statement based on those results giving full details of the remediation measures required and how they are to be undertaken.

A verification report on completion of the works set out in (3) confirming the remediation measures that have been undertaken in accordance with the method statement and setting out measures for maintenance, further monitoring and reporting.

Any changes to these agreed elements require the express consent of the Local Planning Authority.

19. Prior to the commencement of development, a scheme shall also be submitted for the monitoring of PCB's in the sediments and controlled waters of the ditch, where it is adjacent to or within the boundary of the site.  The scheme shall provide for the sampling of the ditch prior to the start of development, throughout the construction period and for two years following the first deposit of waste [in accordance with the Waste Management Licence / Permit], at the facility.  Unless otherwise agreed with the Local Planning Authority in writing, the scheme shall include the following:

1. Rationale for design of monitoring programme;

2. Monitoring programme (sampling locations, frequency, determinants, limits of detection, reporting schedule);

3. Assessment Criteria; and

4. An Action Plan to be implemented in response to assessment criteria breaches.

The scheme and any actions subsequently proposed in accordance with 4 above shall be submitted to the Local Planning Authority for their approval in writing and once approved implemented to an agreed timescale.

20. If, during development, significant contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the Local Planning Authority for, an amendment to the Method Statement (see Condition 18) detailing how this unsuspected contamination shall be dealt with.

21. No infiltration of controlled surface water drainage into the ground is permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to controlled waters.

22. Piling or any other foundation designs using penetrative methods will not be permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to groundwater.

23. 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 multiple tankage, 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. Associated pipework should be located above ground and protected from accidental damage. All filling points and tank overflow pipe outlets should be detailed to discharge downwards into the bund.

24. No development approved by this permission shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been submitted to and approved in writing by the Local Planning authority. Such a scheme shall be implemented prior to the construction of any impermeable surfaces draining to the system unless otherwise agreed in writing by the Local Planning Authority. Surface water discharged from new impermeable surfaces must be limited to equivalent Greenfield rate for the site, the level of which to be agreed with the Agency. 

25. Full details of the method of treatment and/or disposal of waste wash water and cleaning water should be submitted for approval prior to any discharge taking place.

26. Unless otherwise agreed in writing with the local planning authority, no storage shall take place in the open on any part of the site except in the building(s) or bulking bays.

27. Details of any external lighting or illumination of any part of the site shall be submitted for the approval of the Local Planning Authority.  No such lighting shall be carried out other than in full accordance with the approved details or otherwise agreed in writing by the local planning authority.

28. All loaded HGVs entering and leaving (apart from when carrying ‘bales’) the site shall have their loads trimmed and sheeted so as to prevent spillage.

29. No part of the development shall commence until details of the 1kw wind turbine have been submitted to and approved in writing by the Local Planning Authority.
REASONS

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 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 that the amenity afforded by the trees is continued into the future.

6.

To protect trees which are of significant value to 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 protect named species, habitats and biodiversity which would otherwise be damaged or lost by the development hereby permitted.

10.

To protect named species, habitats and biodiversity which would otherwise be damaged or lost by the development hereby permitted.

11.

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

12.

To ensure that the construction work is not undertaken at a time, which would be likely to cause nuisance or disturbance to nearby occupiers.

13.

In order to protect the amenity of local residents and in accordance with good planning practice.

14.

In order to protect the amenity of local residents and in accordance with good planning practice.

15.

In order to protect the amenity of local residents and in accordance with good planning practice.

16.

In order to protect the amenity of local residents and in accordance with good planning practice.

17.

In order to protect the amenity of local residents and in accordance with good planning practice.

18.

To ensure that the proposed development will not cause pollution of controlled waters.

19.

In the interest of public safety.

20.

To ensure that the proposed development will not cause pollution of controlled waters.

21.

To prevent pollution of the water environment.

22.

To prevent pollution of the water environment.

23.

To prevent pollution of the water environment.

24.

To prevent the increased risk of flooding on and off-site.

25.

Prevention of pollution.

26.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

27.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

28.
In order to protect highway safety and minimise litter.

29.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

NOTES TO APPLICANT

1. Your attention is drawn to the observations of the Coal Authority attached to this decision.

2.
You are advised that if the stream is to be culverted, then the written consent of the Local Land Drainage Committee will be required.  The Environment Agency, Llwyn Brain, Ffordd Penlan, Parc Menai, Bangor, Gwynedd, LL57 4BP should be contacted in this connection.

3. 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.

4. A Waste Management Licence (WML), issued by Environment Agency Wales will be required for the site operations. As the site is proposing In Vessel composting within 250m of workplaces a bespoke WML will be required.

5. The combined discharge of surface and contaminated water to a surface water system may require a discharge consent from the Environment Agency Wales. Further treatment of the water may be required if contaminants are likely to enter the surface water system from the cleaning process.

6. The Environment Agency Wales advocates the use of Sustainable Urban Drainage Systems (SUDS) and would advise that the you should investigate the feasibility of the incorporation of SUDS in this development where appropriate. The Countryside Council for Wales also advises consideration of such techniques to create an amphibian friendly, surface water management system as well as providing new ecologically sustainable features, eg reedbeds.

7. Contaminated soil that is excavated, recovered or disposed of, is controlled waste. Recovery and disposal operations require a waste management licence or Pollution Prevention and Control permit.  If contaminated soil is to be re-used on-site as part of a soil recovery operation then either a waste management licence will be required or the applicant will need to register an exemption to licensing with the Environment Agency Wales. You should ensure that all contaminated materials are adequately characterised both chemically and physically, and that the permitting status of any proposed on site operations are clear. If in doubt, EAW should be contacted for advice at an early stage to avoid any delays.

8. You are advised that the conditioned Aftercare and Management of the Landscape Proposals (condition 7 refers) should take account of the following:

Frequency of maintenance operations - all existing and proposed tree, shrub and grass areas within the site are to be maintained to ensure healthy form, vigour and growth.  The site is to be maintained to a tidy and high quality standard.  The frequency of maintenance operations are to ensure these standards are achieved.

Standards of workmanship - except where indicated below, all maintenance operations are to be to the standard and specification set out in the Implementation notes on drawings 379-01.10 and 379-01.11.

Watering (add to sections 2.0, 3.0, 4.0) - Watering - as necessary to ensure continued growth and good health.  Water areas thoroughly / wet full depth of rootball, replacing mulch.

9. 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. As this waste material may potentially be contaminated by previous use, the above investigations will ensure that any waste disposal complies with the Act.

10. With regard to the sale of the compost produced, the information provided briefly mentions making a certain volume available for Local Authority and domestic use. However, further information will be required if permission is granted, on whether PAS100 standard is to be achieved and whether the onward use of the compost will be under the Compost Protocol or under paragraph 7A exemption for landspreading.

11. During the construction of the site, if controlled wastes are to be utilised for construction purposes the developer must register the activity with the Environment Agency Wales. The Duty of Care Regulations apply to all movements of controlled waste.

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

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

	APPLICATION NO:
P/2007 /0692
COMMUNITY:
RUA
WARD:

Ruabon
	LOCATION:
Plas Madoc Household Recycling Centre, Civic Amenity Site, Wynnstay Bank, Plas Madoc, Wrexham

DESCRIPTION:
Extension and redevelopment of existing household recycling centre

APPLICANT(S) NAME:
Waste Recycling Group

	DATE RECEIVED: 

31/05/2007
CASE OFFICER: 

JGK
AGENT NAME:

Axis PED Ltd



SITE 
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The application site is the existing Civic Amenity site in Plas Madoc.  To the north is the site lies to the north of the Shrewsbury-Chester railway line and to the north is the Wynnstay Technology Park.  Access to the site is gained off Wynnstay Lane and approximately 30 metres to the west lies the Plas Madoc estate.

Plan No 1 Location Plan

PROPOSAL

The proposals are for an extension to and redevelopment of the existing household recycling facility to facilitate a more efficient and user friendly operation of the site by providing:

i) A 1500 square metre extension to hard surfaced area of the site increasing;

ii) A one way internal road system for use by the public to improve traffic flow through the site;

iii) A segregated HGV loading area to avoid the need to close the site when it is being serviced by HGVs;

iv) Raised ground levels so that skips can be filled by members of the public without the need to use stairs;

v) Improved staff facilities and parking;

vi) A weighbridge to allow for the amount of waste being transported from the site to be recorded;

vii) An increase in capacity.

HISTORY

13483
Construction of enclosed concrete paved area with security walling, portable building (3.7m x 2.5m approximately) and floodlighting for the disposal of domestic refuse and construction of new vehicular and pedestrian access.  Granted 1 December 1986.

DEVELOPMENT PLAN

Within the settlement limit.  Policies PS1, PS2, PS3, PS4, PS10, GDP1, EC4, EC6 and MW12 are applicable.  An appraisal of the relevant waste policies is included in the Agenda Item Covering Report.

CONSULTATIONS

Community Council: 

No objection

Adjacent Community Council:
Cefn Community Council supports the application.

Local Member: 

Notified 4.6.07

Adjacent Local Member:

Notified 4.6.07

Highways:

Have the following comments:

· adequate visibility is achievable;

· the proposed layout offers significant improvements on this site and permits continuous use of the site will still allowing the emptying of skips without the need to close the site;

· traffic increase not considered to be significant;

· recommend conditions

Public Protection:

Notified 4.6.07.

Environment Agency:
Recommends conditions and advises that a reduction in the rate of surface water discharge is sought.



Network Rail:
No objection to proposals subject to boundary fencing and drainage arrangements being undertaken as proposed.

Other representations: 

Nearby occupiers notified 4.6.07

Site Notice:



Expired 27.6.07

Press Notice:



13 July 2007.

SPECIAL CONSIDERATIONS

Background:  The existing household recycling facility primarily serves Rhos Acrefair, Ruabon and Chirk (broadly speaking the south-west of the County Borough). 

The operation of the existing site is constrained by the fact that it has to be closed to the public to allow loaded skips to be removed from the site by HGVs.  This can lead to lengthy traffic queues on the adjoining highway.  The existing facility is also limited in capacity and can only accept 5000 tonnes of waste per annum.  The key objectives of the proposals are to permit continuous operation of the site even when loaded skips are being removed, improved accessibility for the public and increased capacity of the waste it can accept to up to 7300 tonnes per annum.  Part of the capacity increase will come from being able to more efficiently manage the site, but also from an increased number of bays for skips.  There are 8 permanent bays at present and this will increase to 12. 

Policy:  I have assessed the principle of the proposal within the Agenda Item report for the main facility on Wrexham Industrial Estate (P/2007/0694) summarising that it conforms to the relevant national, regional and sub-regional waste management policies, the Wrexham Municipal Waste Strategy and with the strategic planning policies contained within the Wrexham Unitary Development Plan.

Waste Policy: The development increases the capacity of a locally available facility for the segregated disposal and recycling of waste.  Being close to the centres of population it is designed to serve, it complies with the proximity principle.  By utilising and existing site, thus avoiding the need for additional development, and reducing the need for people to travel long distances to access recycling facilities, it is also arguably the best practicable environmental option.  I am satisfied the development accords with the objectives of waste policy.

Amenity:  The possibility of vermin, dust, odour and litter are often a concern of nearby residents when new waste developments are proposed.  It is worth noting however that no such concerns have been expressed about this proposal following the consultation process, suggesting no significant problems are caused by the existing facility.  

The Environment Agency via a Waste Management Licence will regulate the operation of the site with regards to amenity, therefore it would not appropriate to seek to duplicate any controls that will be imposed by the Licensing process.  

Adopted policy does state that developments should not adversely impact upon nearby occupiers, therefore I believe it is still appropriate to consider the impact of the development:


Nuisance from traffic


Because the development will enable the site to be managed more effectively, this will reduce the likelihood of nuisance being caused to nearby residents from vehicles queuing on the adjacent highway.  The development is unlikely to generate significant additional volumes of traffic to levels that will cause noise/disturbance to nearby residents;


Noise


The operation of the site does have the potential to create noise.  Some site noise is likely to arise during the loading/unloading of skips onto HGVs, from members of the public disposing of waste and from vehicles travelling to and from the site.  I am of the opinion that the proposals are unlikely to significantly increase the noise generated by the site to levels, which will cause nuisance to nearby occupiers.

Lighting



Lighting columns would be provided on site to allow it to operate when natural levels of light fall below safe working levels (mainly during winter months).  Provided the lights are carefully sited and orientated, there should be no adverse impact upon the amenity of nearby occupiers.  I have conditioned the submission of lighting details for further approval.


Visual amenity


This will be dealt with under the landscaping and ecology section.


Vermin, odour, dust and litter


The site will be managed under the Waste Management Licence and the site will have to meet appropriate standards with regards to vermin, odour, dust and litter so as not cause nuisance in the surrounding areas. 

Landscape and Ecology:  The eastern side of Wynnstay Lane, is fairly densely wooded, although the character of the area is also influenced by the Wrexham Mineral Cables factory and the existing household recycling centre (HRC).

Views of the existing HRC from Wynnstay Lane are fairly limited due to existing frontage planting and the fact the site is surrounded by higher ground.  The site access will be widened, and internal site levels will be altered by between 1 and 2 metres in order to provide the new internal site layout.  The development will lead to an acceptable loss of some existing planting in order to provide the westerly extension to the existing hard surfaced area.  A number of mature trees will however be retained adjacent to the boundary of the site and Wynnstay Lane.  Landscaping measures are also proposed to mitigate the work.  

The loss of existing trees is regrettable, but in order to achieve the improvements to the site proposed these changes are difficult to avoid.  Whilst the scheme will bring about some changes to the visual appearance of the site, I am satisfied that these will not have a significant or detrimental impact upon the visual amenity of the area.

With regards to ecology, no part of the site is specifically protected and it does not lie adjacent or close to a protected site.  The loss of an area of woodlands has the potential to reduce the habitat available for species, particularly birds.  The supporting statements indicate that the site may be utilised by a number of protected species, including badgers.  A cautious approach to site development is proposed

Highways:  The development is likely to result in some increase in traffic to and from the site, however the transport statement submitted suggests this is unlikely to be significant.  The ability for the site to remain open whilst waste skips are unloaded/removed from the site will also bring about benefits to highway safety by avoiding the need to close the site periodically, which has resulted in traffic to queuing by the site entrance in the past.  I also note that Highways consider the proposals acceptable.

Conclusions:  The development will provide improved recycling facilities in the south-west of Wrexham.  The development is acceptable in terms of amenity, landscape and traffic impacts, subject to appropriate conditions.

RECOMMENDATION

That planning permission be GRANTED subject to the following conditions:

CONDITIONS

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


31. 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.

32. Within 3 months of the date of commencement of development a detailed landscaping and boundary treatment scheme shall be submitted for approval by the Local Planning Authority.  The scheme shall also include proposals for the aftercare and management of the landscaping works.  The approved works shall be carried out (including the aftercare and management) in accordance with a timescale to be approved with the scheme of details.

33. Prior to the commencement of development a comprehensive survey of the site to establish the presence of any protected species shall be undertaken and submitted for approval by the Local Planning Authority. The report of the 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.

34. The access shall have visibility splays of 2.4 x 56m in both directions measured along the nearside kerb edge within which there shall be no obstruction in excess of 1m in height.  The splays shall be provided prior to first use of the development hereby approved and thereafter retained.

35. Details of any external lighting or illumination of any part of the site shall be submitted for approval by the Local Planning Authority.  No such lighting shall be carried out other than in full accordance with the approved details or otherwise agreed in writing by the local planning authority.

36. Unless with the prior approval in writing of the Local Planning Authority the hours of working at the site shall be restricted to:
09:00 - 18:00 from the Monday following the first Sunday in March to the first Sunday in April;

09:00 - 22:00 from the Monday following the first Sunday in April to the first Sunday in September:

09:00 - 18:00 from the Monday following the first Sunday in September to the first Sunday in October;

09:00 - 16:00 from the Monday following the first Sunday in October to the first Sunday in March.

No use of the development shall be made on the 25 December.

37. There shall be no access to the site outside of the hours outlined in condition 13 other than to allow for emergency maintenance only.  The Local Planning Authority shall be notified in writing in advance of any operational requirement to access the site outside of the normal hours of operation.  The notification shall specify the operational requirements and the expected duration of the access shall be specified.
REASONS

1.
To comply with section 91(3) of 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.

4.
In order to protect wildlife interests, which are afforded special protection.

5.
To ensure the provision and maintenance of a safe and satisfactory access.

6.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

7.
In the interests of the amenities of nearby occupiers.

8.
In the interests of the amenities of nearby occupiers.

NOTES TO APPLICANT

1.
The applicant’s attention should be drawn to the following highways supplementary notes: 1, 3, 4, 6.

2.
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.

3.
A Waste Management Licence (WML), issued by Environment Agency Wales will be required for the site operations.

4.
The combined discharge of surface and contaminated water to a surface water system may require a discharge consent from the Environment Agency Wales. Further treatment of the water may be required if contaminants are likely to enter the surface water system from the cleaning process.

5.
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. As this waste material may potentially be contaminated by previous use, the above investigations will ensure that any waste disposal complies with the Act.

6.
During the construction of the site, if controlled wastes are to be utilised for construction purposes the developer must register the activity with the Environment Agency Wales. The Duty of Care Regulations apply to all movements of controlled waste.

7.
There shall be no fires on the site, to include the prohibition of the burning of cleared vegetation.

8.
A dust management scheme shall be implemented on site to prevent dust nuisance from arising.

	APPLICATION NO:
P/2007 /0693
COMMUNITY:
BRY
WARD:

Brymbo
	LOCATION:
Brymbo Household Recycling Centre, Civic Amenity Site, Broughton Road, Lodge, Wrexham

DESCRIPTION:
Extension and redevelopment of existing household recycling centre

APPLICANT(S) NAME:
Waste Recycling Group

	DATE RECEIVED: 

31/05/2007
CASE OFFICER: 

JGK
AGENT NAME:

Axis PED Ltd



SITE 

The site lies some 300 metres from the village of Lodge and 0.5 miles from Brymbo.  Access to the site is from the B5101.
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Plan No 1 Location Plan

PROPOSAL

The proposals are for an extension to and redevelopment of the existing household recycling facility to facilitate a more efficient and user friendly operation of the site by providing:

i)
A 2500 square metre extension to hard surfaced area of the site;

ii) A one way internal road system for use by the public to improve traffic flow through the site;

iii) A segregated HGV loading area to avoid the need to close the site when it is being serviced by HGVs;

iv) Raised ground levels so that skips can be filled by members of the public without the need to use stairs;

v) Improved staff facilities and parking;

vi) A weighbridge to allow for the amount of waste being transported from the site to be recorded;

vii) An increase in capacity.

HISTORY

14472
Construction of enclosed concrete paved area with security walling; office/toilet and floodlighting for the location of skips for the disposal of domestic refuse and construction of new vehicular and pedestrian access.  Granted 12 October 1987

15665
Construction of new vehicular and pedestrian access (in retrospect) Granted 13th September 1988

DEVELOPMENT PLAN

Lies outside the settlement limit within the Green Barrier Policies PS1, PS2, PS3, PS4, PS10, GDP1, EC1, EC4, EC6 and MW12 are applicable.  An appraisal of the relevant waste policies is included in the Agenda Item Covering Report.

CONSULTATIONS

Community Councils: 
Brymbo Community Council objects on the following grounds:

· The access is unsafe and a new visibility splay needs to be developed and ideally separate entrance and exit roads used.  
· The statement says that no new plant of machinery will be on site.  Surely if the centre is to work to its full capacity new plant and machinery will be a pre-requisite.
Broughton Community Council:
Supports the proposal.

Local Member: 


Notified 04/06/07.

(Councillors Wilkinson & Shone)

Other representations: 
One letter of objection received raising the following points:-

· The present site is not secure, children gain access to the skips over the fencing during evenings and weekends resulting in items being removed and strewn around the surrounding areas causing danger to animals, walkers and giving an unsightly and unpleasant experience.  A taller and more robust security fence is required.

· The adjacent stream and culvert under the railway embankment are a real potential danger to children, the culvert is not secure and children often throw rubbish into it causing it to be blocked.

· The exposed length of stream leading to the culvert should be piped along its exposed length so as to ensure no flooding of the road and surrounding area.

· As a result of the site being extended there will be an obvious increase in both public and waste management vehicles using the Southsea to Lodge Road, serious consideration needs to be given to pedestrian safety on this stretch of road and there is at present no pedestrian or safety escape zone. 

Highways:
Support application subject to conditions being imposed.

Environment Agency:
Require conditions relating to preventing pollution of the water to be imposed and a note to applicant reminding that the current waste licence does not cover the proposed extension and a new licence should be applied for.

Public Protection:


Notified 4/6/07.
Site Notice:



Expired 28/06/07.

SPECIAL CONSIDERATIONS

Background:  The existing Brymbo HRC facility primarily serves Brymbo, Coedpoeth, Broughton, Gwersyllt and Llay.

The existing facility consists of 8 skips in order to segregate waste and a site office and covers an area of 3883 square metres and is capable of accepting approximately 6500 tonnes of household waste and recyclable waste.  It is set on a single level which creates problematic access to the skips for the public.  With the skips lying in the centre of the site adjacent to the parking area it is necessary to close the site to enable HGVS to enter the site to empty the skips.  This can lead to queues forming on the B5101.

The proposals allow for separate car unloading and removal of loaded skips by HGV area with a one way road system around the edge of the site at a higher level than the skip area in the centre.  This will reduce problems of access to the skips for members of the public and will allow for the skips to be unloaded without the need to close the site thus reducing queuing traffic on the B5101.  The proposed increase of 2500 square metres (total site area of 6383 square metres) will allow for 15 skips to be placed in the facility.  

Policy:  I have assessed the principle of the proposal within the Agenda Item report for the main facility on Wrexham Industrial Estate (P/2007/0694) summarising that it conforms to the relevant national, regional and sub-regional waste management policies, the Wrexham Municipal Waste Strategy and with the strategic planning policies contained within the Wrexham Unitary Development Plan.
The existing recycling centre, together with the proposed extension lie within the designated Green Barrier.  Policy EC1 states that: 

‘Within Green Barriers, development will only be granted permission if it is for agriculture, forestry, essential facilities for outdoor sport and recreation, cemeteries and other uses of land which maintain the openness of the Green Barrier and do not conflict with the purpose of including land in it’
Whilst there is some conflict with Policy EC1 I am of the opinion that the proposed development will not unduly impact upon the object of the policy and that the development is acceptable.

The site itself is screened from the road and its location immediately adjacent to wooded areas does limit the intrusion that the extension will have into the green barrier.  The old railway embankment to the south of the site creates a further buffer between the site and the surrounding countryside.  The proposal therefore does not conflict with the openness of the Green Barrier.

In favour of the application is the fact that the proposal will help meet the Local Authority Recycling Targets by providing additional facilities that would allow the site to be better used, thus complying with UDP targets.  The existing site is well used by the local population and with the new housing estates being developed near Brymbo there is likely to be further increases in the use of the facility.

Waste Policy: The development increases the capacity of a locally available facility for the segregated recycling and disposal of waste.  Being close to the centres of population it is designed to serve, it complies with the proximity principle.  By utilising and existing site, thus avoiding the need for additional development, and reducing the need for people to travel long distances to access recycling facilities, it is also arguably the best practicable environmental option.  I am satisfied the development accords with the objectives of waste policy.

Highways:  The current site has an entrance/exit on the B5101, which is a classified road subject to a 60mph speed limit although 85th percentile vehicular speed measurements show traffic travelling at approximately 35mph in both directions.  The proposal seeks to retain this entrance/exit.  Highway advice states that adequate visibility is achievable form the existing site access and I have attached conditions to ensure visibility splays of:

· 2.4 x 150 m in a northerly direction and

· 2.4 x 160m in a southerly direction

The existing layout is such that the site closes for short periods of time while the skips are being emptied.  This leads to lengthy queues stretching back from the site access on to the adopted highway.  On such occasions this causes an issue of highway safety.  The improved internal layout of the facility will improve movement within the site and allow for the skips to be emptied without the site being closed which will in turn prevent the build up of traffic outside the site.  Maximum two-way existing traffic demand for the for three operating scenarios considered are outlined below:

· Monday to Friday
Peak hour (1400 – 1500)
53 vehicles

· Saturday

Peak hour (1100 – 1200)
72 vehicles

· Sunday

Peak hour (1200 – 1300)
97 vehicles

It should be recognised that such future levels of traffic demand are likely to take place at the HRC in any event as a result of general increases in waste demand and not directly related to the proposed improvements to the site.  Neither is it anticipated that these improvements will result in a significant increase in development related HGV movements, ie in the order of 4 HGV trips per day.

There are no pavements either side of Broughton Road leading up to the site from Southsea.  Taking account of the above assessment, that: there have been no site related accidents in the last five years; the predicted increase in users is no more than what would take place without the improvements; there would be only 4 HGV visits per day; and that the propose improved internal arrangements will result in no queues backing onto the highway, there will be an improvement to highway safety, including pedestrians.  Given that the current traffic problems will be removed through the operational day to day benefits of the scheme and the visibility splays will be retained and improved, the proposals are acceptable in terms of highway safety.

Amenity:  The possibility of vermin, dust, odour and litter are often a concern of nearby residents when new waste developments are proposed.  It is worth noting however that no such concerns have been expressed about this proposal following the consultation process, suggesting no significant problems are caused by the existing facility.

The Environment Agency via a Waste Management Licence will regulate the operation of the site with regards to amenity, therefore it would not be appropriate to seek to duplicate any controls that will be imposed by the Licensing process.  

Adopted policy does state that developments should not adversely impact upon nearby occupiers, therefore I believe it is still appropriate to consider the impact of the development:


Nuisance from traffic


Because the development will enable the site to be managed more effectively, this will reduce the likelihood of nuisance being caused to nearby residents from vehicles queuing on the adjacent highway.  The development is unlikely to generate significant additional volumes of traffic to levels that will cause noise/disturbance to nearby residents;


Noise


The operation of the site does have the potential to create noise.  Some site noise is likely to arise during the loading/unloading of skips onto HGVs, from members of the public disposing of waste and from vehicles travelling to and from the site.  I am of the opinion that the proposals are unlikely to significantly increase the noise generated by the site to levels, which will cause nuisance to nearby occupiers.  No plant or machinery will be operated.

Lighting



Lighting columns would be provided on site to allow it to operate when natural levels of light fall below safe working levels (mainly during winter months).  Provided the lights are carefully sited and oriented, there should be no adverse impact upon the amenity of nearby occupiers.  I have conditioned the submission of lighting details for further approval.

Visual amenity


This will be dealt with under the landscaping and ecology section.


Vermin, odour, dust and litter


The site will be managed under the Waste Management Licence and the site will have to meet appropriate standards with regards to vermin, odour, dust and litter so as not cause nuisance in the surrounding areas.

Landscaping/Ecology:  The proposals include a full landscaping scheme for the site with screening to the front of the site to reduce the impact of the recycling centre when viewed from the B5101.  A small amount of the existing frontage planting is to be removed in order to accommodate the changes but existing retained trees will be supplemented by additional planting (condition attached).  Whilst the proposals involve raising some of the land in order to create the roadway this will be no higher than the grass mound that lies to the front of the site and will be screened from the road by the trees.  

The species list for the trees and plants as submitted are appropriate for the location and will go some way to maintaining the character of the Green Barrier.

The site does not lie within any special ecological designation, however the applicant acknowledges that there is a protected species habitat (other mammal) that lies some 30 metres from the site boundary.  Whilst this distance is such that a licence will not be required preconstruction checks should be undertaken of the land under development and that adjacent to ensure there are no protected species that may be harmed.

Other considerations:  A 2.4 metre high, dark green polyester powder coated palisade fence is to be erected around the perimeter of the site.  This will prevent unauthorised access to the site.  Additionally CCTV cameras are to be installed to provide continual monitoring of the site, the details of this will be conditioned to be submitted.

The culvert that runs across the site is to be maintained by the applicant.  The area that floods alluded to by an objector lies outside the control of the applicant and the relevant department within the Local Authority have been notified that flooding has been occurring at the site.

An application has been submitted to the Environment Agency for a Waste Management Licence to cover the extension to the site.

Conclusions:  The proposal is acceptable in terms of the landscaping, highways and its sustainability in terms of potential increase in recycling.  Whilst the location within the Green Barrier is not ideal it is deemed a better solution to extend an existing centre rather than create an entirely new facility and I therefore recommend that permission is granted subject to the following conditions.

RECOMMENDATION

That planning permission be GRANTED subject to the following conditions.

CONDITIONS

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 detailed landscape plan, planting and establishment specification and aftercare and management proposal is to be submitted to the LPA for approval in advance of any works commencing.  The development shall only take place in accordance with those details as approved.

4. The existing trees, shrubs and hedges indicated on Drawing - Figure 8 rev A and Appendix 4 Aftercare Management proposals to be retained shall not be cut down, grubbed out, lopped or uprooted without the previous written permission of the Local Planning Authority.  Any pruning of trees approved shall be carried out in accordance with the current British Standard 3998 and subsequent revisions (Tree Work).  Any tree, shrubs or hedges removed without such permission, or being severely damaged or diseased within three years of the date of the occupation of the development for its permitted use shall be replaced with trees, shrubs and hedging plants of such a size and species as may be agreed with the Local Planning Authority.

5. No trees, shrubs or hedges shown on the approved Drawing - Figure 8 rev A and Appendix 4 Aftercare Management proposals to be retained, shall be cut down, lopped or uprooted until the expiration of three years from the date of occupation of the building for its permitted use without prior written permission of the Local Planning Authority nor shall they be wilfully damaged or wilfully destroyed.  Any pruning of trees approved shall be carried out in accordance with the current British Standard 3998 and subsequent revisions (Tree Work).  The erection of fencing for protection of the above mentioned trees, shrubs and hedges shall be undertaken before any equipment, machinery and surplus materials have been removed from the site.  The above mentioned fencing shall consist of 1.5 metre high chestnut paling fence or other approved fence erected to the full extent of each tree, shrub or hedge.  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 excavation be made without the written consent of the Local Planning Authority.

6. 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 being 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.

7. Prior to the commencement of development details of the location and coverage of the CCTV cameras shall be submitted to and approved in writing by the Local Planning Authority.  Development shall only be carried out in accordance with the details as approved.

8. Prior to the commencement of development a comprehensive survey of the site to establish the presence of any protected species shall be undertaken and submitted for approval by the Local Planning Authority. The report of the 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.

9. The access shall have a visibility splay of 2.4 x 150 m in a northerly direction measured along the nearside kerb edge within which there shall be no obstruction in excess of 1m in height.

10. The access shall have a visibility splay of 2.4 x 160m in a southerly direction measured along the nearside kerb edge within which there shall be no obstruction in excess of 1m in height.

11. Prior to the commencement of development a detailed scheme for the treatment of Japanese Knotweed and for the disposal of soils affected by Japanese Knotweed shall be submitted to and approved by the Local Planning Authority.

12. Details of any external lighting or illumination of any part of the site shall be submitted for approval by the Local Planning Authority.  No such lighting shall be carried out other than in full accordance with the approved details or otherwise agreed in writing by the local planning authority.

13. Unless with the prior approval in writing of the Local Planning Authority the hours of working at the site shall be restricted to:
09:00 - 18:00 from the Monday following the first Sunday in March to the first Sunday in April;

09:00 - 22:00 from the Monday following the first Sunday in April to the first Sunday in September:

09:00 - 18:00 from the Monday following the first Sunday in September to the first Sunday in October;

09:00 - 16:00 from the Monday following the first Sunday in October to the first Sunday in March.

No use of the development shall be made on the 25 December.

14. There shall be no access to the site outside of the hours outlined in condition 13 other than to allow for emergency maintenance only.  The Local Planning Authority shall be notified in writing in advance of any operational requirement to access the site outside of the normal hours of operation.  The notification shall specify the operational requirements and the expected duration of the access shall be specified.
REASONS

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 the amenity afforded by the trees is continued into the future.

5.
To ensure the amenity afforded by the trees is continued into the future.

6.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

7.
To ensure the CCTV provides adequate coverage of the site whilst not impacting on neighbouring properties.

8.
In order to protect wildlife interests, which are afforded special protection.

9.
To ensure a safe and satisfactory access.

10.
To ensure a safe and satisfactory access.

11.
To prevent the spread of an invasive non-native species.

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 the amenities of nearby occupiers.

14.
In the interests of the amenities of nearby occupiers.

NOTES 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. A Waste Management Licence (WML), issued by Environment Agency Wales will be required for the site operations.

3. The combined discharge of surface and contaminated water to a surface water system may require a discharge consent from the Environment Agency Wales. Further treatment of the water may be required if contaminants are likely to enter the surface water system from the cleaning process.

4. 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. As this waste material may potentially be contaminated by previous use, the above investigations will ensure that any waste disposal complies with the Act.

5. During the construction of the site, if controlled wastes are to be utilised for construction purposes the developer must register the activity with the Environment Agency Wales. The Duty of Care Regulations apply to all movements of controlled waste.

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

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

The site is part of the old Gatewen Colliery site, located to the north of Gatewen Road.
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PROPOSAL

This is an outline application for residential development with all matters except means of access to the site, details of which have been submitted at this stage.  

HISTORY

P/2002/0767
Outline application for residential development, construction of new vehicular & pedestrian access & alteration to existing vehicular & pedestrian access.  Granted 10.3.2003

P/2006/0066
Variation of condition 1 and 2 of Planning Permission code no. P/2002/0767 to allow phased development of the site and to extend the time period by which reserved matters need to be submitted by a further two years.  Refused 6.3.2006

P/2006/0295
Reserved matters application for residential development (215 no. dwellings).  Refused 9.6.2006

P/2006/0984
Variation of Condition no. 2 of Planning Permission Code no. P/2002/0767 (outline for residential development) to allow one further year for the submission of the reserved matters.  Granted 2.10.2006

P/2005/1383
Outline application for residential development.  Granted 17.2.2006 This permission covers land that was not included in the original development proposals.

DEVELOPMENT PLAN

Approximately two thirds of the application area is within settlement boundary and is an allocated housing site – the second largest allocated site by site area and third largest by projected site capacity.  The remainder of the site is within a Green Barrier, the site is approximately 50 metres from the Gatewen Marsh Site of Special Scientific Interest and adjoins a local wildlife site.  Policies PS1, PS2, PS4, PS5, PS11, GDP1, GDP2, EC1, EC4, EC6, H1, H7, CLF5, T1, T8 and T10 apply.  

CONSULTATIONS

Community Council: 

Notified 5.6.07

Adjacent Community Council:
Notified 7.6.07

Local Member: 

Notified 5.6.07


Adjacent Local Member:

Notified 7.6.07

Highways:
No objection in principle to the proposals but some concerns about additional traffic on the Gatewen Road/Berse Road junction and along Berse Road.
Public Protection:
Issue of potential contamination needs to be dealt with – condition required.  Developers to be advised of measure to take to minimise impact during construction.  Detailed drainage scheme required.

Environment Agency:
Have the following comments:

· Strongly recommend that additional works include appropriate surface water monitoring.  Developer welcome to submit a sampling strategy and suite of analysis for further discussion;

· Recommend conditions dealing to deal with site contamination, and to control surface water discharges.  Advisory notes also advised.

CCW:




Have the following comments;

· satisfied the main areas of concern regarding potential impacts upon the adjacent SSSI will be satisfactorily addressed;

· reasonably satisfied that the impacts of this development upon biodiversity in the immediate area are minimal;

· recommend a condition requiring the submission of an appropriate strategy for Great Crested Newts.

Welsh Water: 
Notified 5.6.07

Ramblers Association:
Notified 5.6.07

Other representations: 
4
letters received expressing the following concerns/comments:

· new access will reduce visibility;

· attempts to increase site density may take place a detailed stage creating changes to the amenity and character of the locality;

· the site will create significant problems with local education as insufficient places are available.  The contribution will not necessarily spent on the local school; 

· the new development will create increased traffic pressures between Gatewen Road and Berse Road;

· Smaller numbers of quality housing are likely to create less detrimental impacts;

· A proper assessment can only be accurately made once a maximum number of dwellings is established;

· Is it not appropriate to state the numbers of dwellings at outline stage;

· It appears the Pat’s Coaches site is isolated from the main development by the indicated habitat link and wildlife corridor.  If the site is served by an access from the main body of the site then there is no objection, but if it serviced by any part of Gatewen Lane, then there is an objection;

· Concerned about the applicant’s desire to protract the planning process and defer the construction of phases of the project;

· This application mainly serves to provide extended time for reserved matters.  Is deferring the building project in the best interests of the residents;

· If the fact that the existing consent is outdated, the situation is resultant of the applicant’s failures to progress their earlier application;

· The new access road and use of nearby land for the purposes of the new development creates problems and losses for the owners of Gatewen Lane and Gatewen Hall and adjacent properties.  The losses are being protracted by the delays in finishing and undertaking the new development;

· Object  to extensions of time and ask that the applicants only be afforded a minimum time for the conclusion of the construction phase;

· The applicant has not taken up offers to discuss upgrading Gatewen Lane.  This may have solved several local difficulties and ensured that the existing ‘green’ habitat areas outside the UDP area would not have to be sacrificed for a new access road and service facilities;

· The Concept Plan indicates that a main pedestrian route across the site which joins Gatewen Lane. Clearly Gatewen Lane is intended to become an extension of the main pedestrian route;

· The roadway is privately owned and will place additional burdens on the landowners without means of recovering maintenance expenditure.  The Council should consider whether such maintenance would be sustainable.  There would not longer be contributions from the various users of the road.  If the scheme is approved, steps will have to be taken to limit the use of private land;

· Scheme raises several safety issues: the owners of the lane will suffer increased cost in servicing the lane with regard to litter and damage; the condition of the lane and its propensity to flood makes the roadway unsuitable for increased numbers of pedestrians on safety grounds;

· On reaching Gatewen Road, pedestrians will have to cross Gatewen Lane to reach the pavements on the far side.  Gatewen Lane does not have a pavement and pedestrians will have to stand on the roadway.  Such use is clearly unsafe due to the width of the junction, angle of junction and poor visibility;

· Significant use of the lane and crossing the junction with Gatewen Road will created nuisances and dangers for the residents of properties served by Gatewen Lane;

· The applicant’s have not indicated they are willing to fund upgrades to Gatewen Lane.  The applicants may have hindered efforts to obtain maintenance contributions from other users of the Lane;

· The main pedestrian route should be kept to the adopted pavements which form the main vehicular route for the development;

· The plans are inaccurate and do not correctly show the boundary of highway adopted land;

· Visibility to the left when emerging from Gatwen Lane will be made worsened;

· Cannot see how the access arrangements can satisfy Highways requirements;

· The new junction layout will create increased hazard.  The proposals are likely to direct rainwater to Gatewen Lane, increasing the risk of flooding;

· The scheme provides not new amenity space but offers to upgrade existing facilities.  This provides a significant financial bonus for the applicant’s;

· The proposed village green adds very little to existing facilities and does not appear to be a true appraisal of local needs.  Consideration should be given to whether the area is intended to meet the needs of local children’s play or organised teams.  Often the introduction of a pavilion leads to organised teams dominating facilities at the expense of local children and individuals.

· Officers should seek advice of the local member who a is knowledgeable advocate for the needs of local residents. 

Site Notice:


Expired 28.7.07

Press Notice:


Expired 13 July 2007 

SPECIAL CONSIDERATIONS

Background:  The outline planning permission was granted in 2003.  It is a standard requirement that reserved matters details are submitted within 3 years of the date of outline permission being granted, therefore the applicants initially had until March 2006 to submit these details.  Proposals to extend the time for submission of reserved matters were initially refused because of a material change in circumstances largely due to the adoption of the UDP.  This meant that where sites of this size are brought forward for development, requirements for affordable housing and developer financial contributions to schools are required.  These requirements had not been made when the original permission was granted.  

The applicants were subsequently granted an extension of time for the submission of reserved matters after agreeing to the provision of affordable housing and to make a financial contribution to local school provision matters details subject to conditions requiring that 20% of the dwellings are affordable housing.  This permission allows the applicants until the 2 October 2007 to submit a reserved matters application.

The current proposal is for an entirely new outline planning permission, which also includes land covered by a separate planning permission on the adjoining site (known as The Bungalow).  There are a number of reasons why the applicants have chosen to submit this application, rather than pursue the existing permission:

i) They intend to develop the site in a series of phases rather than through the submission of one single reserved matters.  The time scales for the submission of reserve matters would not allow them to phase the development;

ii) The original permission approved the means of access to the site, however this is now considered unachievable.  Revised access arrangements are proposed as part of this application.  

The proposal: Although all matters (except the means of access) are reserved, a reasonable amount of detail has been submitted at this stage.  This includes a concept plan to provide a broad strategic framework for the development of the site.  The plan indicates broadly where development will take place, together with indicative densities.  The plan also shows where the main pedestrian access routes would be across the site.  Crucially, the plan makes it clear that with the exception of the area covered by permission code no. P/2005/1383 and the new access road to the site, the built development will be within the settlement boundary.  

It is worth noting that no such plan was submitted with the original application and that there is technically no restriction on land in the Green Barrier being development under the existing permission.  The current proposals therefore have significant benefits over the existing permission and will allow for the Green Barrier to be protected.  The plans also make it clear that existing wooded areas around the north/north eastern boundaries of the site will be protected from development.

The general concepts proposed are illustrated on the plan below:
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Public Open Space: The developers are proposing to provide funding towards improvements to existing off-site open space at a rate of £1000 per dwelling, rather than providing onsite public open space at a rate of 0.4 hectares per 50 dwellings (or 80 square metres per dwelling). The concept plan indicates that the existing recreation ground between the site and Gatewen Road and the application site would be enhanced with this funding to create what is described as a ‘village green’.  The applicants have also undertaken pre-application discussions with the local community, and it has been suggested that there may be merit in using some of the proposed financial contributions on the recreation ground at Higher Berse Road.  

Policy CLF5 generally requires open space to be provided on site, however I believe the proposals put forward by the applicant offer significant benefits to the local community, as well as future occupiers of the site.  The additional facilities eventually provided is a matter for future discussions to ensure that the funding is best used in the interests of the existing community, and the future residents of the site.  I do however accept the case put forward that the proposed ‘village green’ will provide benefits to the whole community and not just the residents of the site, as would be the case if all of the open space was provided within the site.  The enhancement of the existing open space area will also assist ensuring there is a greater level of integration between the site and the surrounding area – particularly as the concept plan suggests the dwellings would face out onto the ‘village green’.

Whilst the proposals provide for a significant proportion of the public open space requirements to be provided by way of improved existing facilities, the applicants are aware that there will still be a requirement for some open space provision to be provided within the site.  I consider some on-site provision to be essential in the interests of visual amenity, as well as the amenity of future occupiers. 

Highways and access:  Approval is sought at outline stage for an entirely new access to the site by way of a roundabout junction immediately to the east of the former railway bridge, and avoiding the need to use Gatewen Lane.  Highways have no objection in principle to the development, or the provision of the proposed access, although further details will be required at reserved matters stage.  

Although not having any objections in principle to the development, Highways do have a number of concerns about the capacity of the local road network to cater for it.  The Unitary Development Plan envisages the erection of 214 dwellings on the site, where as the Transport Assessment submitted with the application envisaged up to 400 dwellings being built – a significant increase, particularly in terms of potential traffic generation.  This number is considered likely to add to the pressures already experienced at the Berse Road/Gatewen Road junction and along Berse Road towards Mold Road at peak times.  The applicants are in the process of compiling a list of sustainable transport measures which seek to address the concerns by promoting opportunities for local residents to make sustainable transport choices, thus reducing the need to travel by private car.  Conditions will be attached requiring the implementation of the measures proposed.    

Ecology:  The Gatewen Marsh Site of Special Scientific Interest (SSSI) lies within 50 metres of the site in an easterly direction.  The Moss Valley Wildlife Site also lies adjacent to the application site.  Great Crested Newts have also been recorded in ponds close to the site.    

The development does have the potential to impact upon local ecology and particularly the SSSI in a number of ways, including:

i) contamination due to previous uses of the site escaping into water systems;

ii) site drainage;

iii) site construction and management works.

In light of advice received from the Countryside Council for Wales at the pre-application stage, an Ecological Impact Assessment Report was submitted with this application.  In addition to this, CCW were provided with copies of a number of other technical reports submitted by the applicants dealing with drainage and ground contamination.  They have also sought advice from the Environment Agency who have also commented separately on the application, in particular on site contamination and drainage.  On the basis of the reports submitted so far, I have been advised by CCW that the potential impacts upon the SSSI can be addressed and that impacts of the development upon biodiversity in the immediate area is likely to be minimal.  A detailed scheme to ensure the protection of Great Crested Newts is required, and an appropriate condition requesting it will be attached.   

Landscape: At present the application site is an abandoned industrial site and a large part, although by no means all of it are of no particular amenity value.  The wooded slopes to the north-east of the site, as well as the abandoned railway corridor running in a north easterly direction do have amenity value.  It is proposed that these will be retained, however care will need to be taken at reserved matters stage to ensure these areas appropriately integrated visually into the development.    

I am satisfied that, provided care is taken to design the phases at reserved matters stage, the development will enhance the local landscape.

Affordable housing:  Local Planning Guidance Note 28 advises that on qualifying sites (i.e. those proposing developments of 25 or more dwellings) 25% of the dwellings built should be affordable.  The applicant’s are proposing 20% however I am of the opinion there are grounds to agree to this figure in this particular case:

i) The applicants purchased the bulk of the site in 1997, prior to the adoption of the UDP and gained planning permission for residential development in 2003.  The initial permission made no requirements for an element of affordable housing.  The applicants would not have been able to take account of the costs of providing affordable housing when the site was acquired;  

ii) The original permission is still technically implementable until October this year.  An affordable housing provision of 20% was accepted in October 2006 and it is arguable that there have been no material change in circumstances in the last 11 months;

iii) The new application proposes to restrict the development area to the allocated housing site.  The original permission included land within the Green Barrier (as does the current application) however no restrictions were imposed to prevent this land from being developed.  The developable area will therefore be smaller than originally permitted;

iv) In addition to affordable housing, there is now a requirement for financial contributions to schools.  This was not a requirement when the original permission was granted;

On the basis of the above I am prepared to support this slight reduction in the on-site affordable housing provision.  I believe the outlined circumstances are unlikely to apply on other sites, and I do not believe this will set a precedent for a reduction in the provision of affordable housing elsewhere. 

Education Contributions:  The nearest primary school is currently full, and the designated secondary school for this area will also be full following the completion of other developments in the area.   

The applicant has already agreed to pay financial contributions towards school capacity in accordance with the requirements of Local Planning Guidance Note 27 as part of the granting of the extended period of time for submission reserved matters (P/2006/0984).  The supporting documentation accompanying the current application re-iterates a commitment to provide a financial contribution towards schools.  Because the current application makes no specific commitment on the number and type of dwellings proposed, it is not possible at this stage to determine the exact level of contribution that will be required.  A condition will be attached to this permission committing the applicants to contributions at reserved matters stage.  

Sustainability:  The applicants have indicated their willingness to achieve a high standard of sustainable development which is to be welcomed, although an environmental site appraisal has not been submitted at this stage, and therefore it is difficult to assess opportunities for sustainable development for the site.  It is worth noting that developing the site accords with sustainable development principles owing it being previously developed land.  This in itself is not sufficient to make the development sustainable unless commitments are also made to using alternative energy sources, reducing energy consumption, sustainable drainage systems and sustainably sourced building materials.  Any reserved matters application must clearly demonstrate the options available, and why they can, or cannot, be implemented as part the detailed scheme.  

Other issues:  I note the concerns raised by the owners of Gatewen Lane.  The outline planning application process is designed to allow developers to establish whether the principle of development is acceptable.  I see no reason why the applicant should be required to specify the exact numbers of dwellings at this stage.  I recognise that they have indicated site capacity will be higher than stated in the UDP, however granting the current application does not necessarily commit the Council to accepting up to 400 dwellings.  The final number of dwellings the site will accommodate can be properly considered at reserved matters stage and will depend upon satisfying a range of adopted policies and guidance.  

Conclusion:  The principle of development on this site has already been accepted. The outline proposals put forward are a significant improvement over the previous permission and will deliver significant benefits to the local area.  Notwithstanding the slight reduction in affordable housing provision, the scheme makes provision for improved transport infrastructure, financial contributions to schools and open space provision, a commitment to achieving a high standard of sustainability and an element of affordable housing.  I am therefore satisfied they are acceptable and the development will be in accordance with adopted UDP policies.  

RECOMMENDATION

That the Chief Planning Officer is given delegated powers grant planning permission once details of the sustainable transport measures required have been agreed, subject to appropriate conditions.  

CONDITIONS

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 landscaping of the site.

2. 
The plans and particulars of the reserved matters application shall be:

a) In respect of the first phase(s) of the development, shall be submitted in writing to the Local Planning Authority before the expiry of three years from the date of this permission;

b) In respect of the final phase(s) of the development, shall be submitted in writing to the Local Planning Authority before the expiry of five years from the date of this permission.

The development shall only be carried out in strict conformity with such details as are approved.

3. The development hereby 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 reserved matters required to be approved, whichever is the later..


4. 
The first reserved matters application shall include a plan showing the site and location of all subsequent phases of development.  All subsequent reserved matters shall be submitted in accordance with the plan as approved unless otherwise agreed in writing by the Local Planning Authority..

5. 
The residential development shall be strictly limited to the developable area shown on drawing no. 100-002.

6. 
Prior to the commencement of development provision shall be made to offset the shortfall in education facilities as agreed with the Local Planning Authority.  This shall be through a financial contribution towards the provision of additional/enhanced facilities to nearby primary and secondary schools

7.
The reserved matters shall make provision for the improvement of off-site public open space provision.  The improvements to off-site public open space shall be made by way of a financial contribution in accordance with the details set out the Planning Supporting Statement dated May 2007.

8.
Each reserved matters application shall include details of an element of on-site public open space to be provided as an integral part of the layout of the development.  The details shall include a mechanism for securing the future management and maintenance of the open space area(s) provided.

9.
Each reserved matters application shall provided for an element of affordable housing within the overall housing scheme at a rate of 20% of the total number of dwellings in each phase.  The mechanism for securing affordability shall included in the reserved matters applications.

10.
Vehicular access to the development shall be limited to the new access shown on the approved plan.  The existing means of access to the site from Gatewen Lane shall be permanently closed in accordance with details to be agreed, in writing, with the Local Planning Authority, when the new access is first brought into use.

11.
The first reserved matters application shall include full details of the siting, design and means of construction of the proposed site access, and full details of the access road from the junction with Gatewen Road to and through the full extent of the first phase residential development.  The access arrangements as approved shall be completed prior to the commencement of any site works.

12.
The reserved matters applications shall make provision for improved public transport, traffic calming and safe routes for pedestrians and cyclists in accordance with the Gatewen Road Travel Plan dated August 2007 unless otherwise agreed in writing by the Local Planning Authority.  

13.
Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), a scheme to deal with the risks of associated with contamination of the site shall be submitted to approved, in writing, by the Local Planning Authority.  That scheme shall include all of the following elements, unless specifically excluded, in writing, by the Local Planning Authority;

1. A desk study identifying:

i) all previous uses

ii) potential contaminants associated with those uses

iii) a conceptual model of the site indicating sources, pathways and receptors

iv) potentially unacceptable risks arising from contamination at the site

2. A site investigation, based on (1) to provide information for an assessment of the risk to all receptors that may be affected, including those off site

3. The results of the site investigation and risk assessment (2) and a method statement based on those results giving full details of the remediation measures  required and how they will be undertaken.

4. A verification report on completion of the works set out in (3) confirming the remediation measures that have been undertaken in accordance with the method statement and setting out measures for maintenance, further monitoring and reporting.  

No changes shall be made to the agreed elements require without the written approval of the Local Planning Authority.

14.
If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing by the Local Planning Authority) shall be carried out until an amendment to the Method Statement required by condition 12 detailing how this unsuspected contamination will be dealt with has been submitted to and approved in writing by the Local Planning Authority.
15. 
No infiltration of surface water drainage into the ground shall be permitted other than with the express written consent of the Local Planning Authority, which may be given where it has been satisfactorily demonstrated that there is no resultant unacceptable risk to controlled waters.

16. 
Piling of any other foundation designs using penetrative methods shall not be permitted other than with the express written consent of the Local Planning Authority, which may be given where it has been satisfactorily demonstrated that there is no resultant unacceptable risk to ground waters.

17. 
No development shall commence until a scheme for the disposal of surface waters has been submitted to, approved in writing by and implemented to the reasonable satisfaction of the Local Planning Authority.

18. 
No development shall commence until a scheme for the provision and implementation of a surface water regulation system has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be implemented prior to the construction of any impermeable surfaces draining to the system unless otherwise agreed in writing by the Local Planning Authority.  Surface water generated from new impermeable surfaces shall be limited to a level to be agreed in writing with the Local Planning Authority.
19. 
Works shall not commence on any dwelling site until such time that a scheme for the essential off-site foul sewerage infrastructure work has submitted to and approved in writing the Local Planning Authority.  The works shall be carried to a timescale included in the scheme of details.  No dwelling shall be occupied until the scheme has been implemented in full, to the approval and satisfaction of the Local Planning Authority.   
20. 
Prior to the commencement of development, a comprehensive archaeological assessment shall be commissioned by the developers and submitted for the written approval of the Local Planning Authority.  Development shall be carried out in accordance with such recommendations as are thereby approved.

21. 
Prior to the commencement of any works each phase a comprehensive ecological survey of area covered by that phase shall be undertaken.  The report of the survey shall also include details of any mitigation measures required, and these measures shall be approved by the local planning authority and completed in accordance with time scales to be agreed as part of the measures required, before development commences on site. 

22. 
Prior to the commencement of any site works in each phase, a detailed scheme of terrestrial searching for Great Crested Newt and other amphibians within the site shall be undertaken and submitted to and approved in writing by the Local Planning Authority. The report of the survey shall also include details of any mitigation measures required, and these measures shall be approved by the local planning authority and completed in accordance with time scales to be agreed as part of the measures required, before development commences on site.

23. 
As part of the reserved matters applications, an environmental site appraisal for each phases of development shall be submitted for consideration, together with precise information to demonstrate how sustainable development will form an integral part of the scheme, and the details of measures to be incorporated as part of the development.

REASONS

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

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 a co-ordinated approach to the development of the site.

5.
To ensure that the development fully complies with the appropriate policies and standards.
6.
To ensure that sufficient school places can be provided in connection with the development, and to accord with Policy GDP2 of the Wrexham Unitary Development Plan, and the Council’s adopted guidance concerning school contributions.

7. 
To secure the provision of improved public open space in the locality in the interests of the amenity of nearby residents.

8. In the interests of the future occupiers of the development and the visual amenity of the area.

9.
To ensure that the development includes an element of affordable housing in accordance with policy H7 of the Wrexham Unitary Development Plan.

10.
To ensure a satisfactory vehicular access is provided to the development site in the interests of highway safety.

11.
To ensure a satisfactory vehicular access is provided to the development site In the interests of highway safety.
12.
In the interests of ensuring sustainable transport measures are provided.

13.
To ensure the development will not cause pollution of controlled waters and in the interests of future occupiers of the site.

14.
To ensure the development will not cause pollution of controlled waters and in the interests of future occupiers of the site.
15.
To prevent pollution of the water environment.

16.
To prevent pollution of the water environment.

17.
To prevent pollution of the water environment.

18.
To prevent the increased risk of flooding on and off-site and to secure a sustainable form of development.

19.
To protect the integrity of the public sewerage system and prevention of pollution to the environment.

20.
The site is considered to be of considerable archaeological interest and it is important that the opportunity created by the development to expose the history of the land is not lost.

21.
In the interests of protecting features of ecological interest. 

22.
The site is likely to contain features of ecological interest and it is necessary for the precise location of these features to be shown so that adequate provision can be made to ensure that later development does not damage any habitats or species identified.

23.
To ensure the site contains suitable sustainable development measures in accordance with Policies PS10, PS12, GDP1 c) and k) of the Wrexham Unitary Development Plan and adopted guidance Local Planning Guidance Note No.22.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0718
COMMUNITY:
Rhosddu
WARD:

Grosvenor
	LOCATION:
 55 Rhosddu Road  Wrexham 

DESCRIPTION:
Variation of condition no. 3 of planning permission code no. P/2007/0159 to allow alterations to approved plans - installation of roof lights and attic space
APPLICANT(S) NAME:
   Maitland Properties

	DATE RECEIVED: 

07/06/2007
CASE OFFICER: 

MP
AGENT NAME:

Design & Planning Associates
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SITE

PROPOSAL

Condition 03 of permission  P/2007/0159 required the development of 4 no. flats to be carried out in strict accordance with the approved plans.  The current application seeks to vary this condition to allow the original plans to be amended  

HISTORY

P/2005/0854
New extension incorporating 4 no. additional flats and new access into existing basement.  Refused 14.1.0.05

P/2006/0161
New extension incorporating 4 no. additional flats and on site car parking for 6 no. vehicles.  Granted 3.4.07

P/2007/0159
Erection of 4 no. apartments and associated parking area.  Granted 2.4.07

DEVELOPMENT PLAN

Within the settlement limit.  Policies PS1, GDP1, H2 and T8 apply.

CONSULTATIONS

Community Council: 
Object to the proposal which creates a further storey on the building, and further opportunity to provide additional residential accommodation on a restricted site with restricted parking and poor access.  The Community Council objected to the original proposal because of poor access on to the busy Rhosddu Road, and this proposal would increase the danger by causing congestion in the small car park which is likely to result in car having to reverse on to the road close to a bend in the road.  The properties in this area are 2 storey, and a 3 storey building would be out of character.

Highways:
No recommendations on highway grounds.

Local Member: 
Consulted 11.6.07

Site Notice:


Expired 10.7.07

SPECIAL CONSIDERATIONS

Background: Planning permission was granted for the erection of a detached building containing 4 flats earlier this year.  Following the granting of this permission, the applicant proposed some changes to allow the roof space to be used to provide some additional space for the flats on the first floor.  The stated intention is for this space to be utilised for storage.  

Permission was needed at this stage because the development has yet to be carried out (although works have commenced) and the amendments would have represented a departure from the approved plans, breaching the requirements of condition 03 of the original planning permission.  

Impact: I note that the Community Council is concerned that the proposals will allow for additional residential accommodation to be provided, however the usable floor will be fairly limited due to the position of the stairs and the height of the roof.  It is also the case that neither of the flats will be provided with space elsewhere that could be utilised for domestic storage without reducing the limited space available in the bedroom or living room/kitchen.  The proposals will allow an otherwise unused space within the building to provide some valuable additional space for the future occupiers of the flats and I am satisfied that they are unlikely to result in additional bedrooms being provided and/or increases in demand for parking spaces.    

Although the internal alterations create a third floor, they are effectively a ‘loft conversion’.   There will be no external alterations to the height or shape of the roof meaning that the building will remain 2 storey in appearance.  In fact, with the exception of the installation of 4 roof lights, no other external alterations are proposed.  I am also satisfied that due to their position, the roof lights will not impact upon the amenity of other nearby occupiers.       

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The development shall only be carried out in strict accordance with approved drawings no BR-01 revision A, P-101, P-03 revision C and P-02 revision A.
REASON(S)

1.
To ensure that the development fully complies with the appropriate policies and standards.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0725
COMMUNITY:
Sesswick
WARD:

Marchwiel
	LOCATION:
 2 Maes Y Nant Cottages Kiln Lane Cross Lanes Wrexham 

DESCRIPTION:
Conversion of workshop into 3 bedroom dwelling
APPLICANT(S) NAME:
Mr & Mrs  Simon 


	DATE RECEIVED: 

11/06/2007
CASE OFFICER: 

CB
AGENT NAME:

Blue Print
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SITE 

As above.
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PROPOSAL

As above.

HISTORY

6/191213 Use of existing building as workshop for construction and renovation of furniture etc and alteration to existing vehicular access, Granted 10.6.1991

DEVELOPMENT PLAN

Outside defined settlement limit of Cross Lanes, and within Special Landscape Area therefore Policies PS1, GDP1, EC5, H3 and T8 apply. LPG note16: Parking Standards and LPG note 3: Converting Rural Buildings are also relevant.

CONSULTATIONS

Community Council: 
Council members support this application but have some reservations.

Local Member:
Notified 13th June 2007

Environment Agency:
No comment
Highways:
Object.  Access is impeded in terms of visibility and as existing use is only ancillary to dwelling.  The increase in use generated by the proposal is not acceptable in terms of highway safety.

Public Protection:
Evidence of waste slag material beneath the concrete slab of the current workshop building, therefore conditions and notes to be attached regarding potential contamination, hours of use, bonfires, and percolation tests.

Adjacent occupiers: 
One letter received stating no objection, but will have to retain septic tank on property until other arrangement. Large tree at the front and tall hedges at side should be retained. 

Welsh Water:
Private drainage facilities indicated therefore no comment.

Site Notices:


Expired 5th July 2007

SPECIAL CONSIDERATIONS

Planning History: The previous application 6/19123 has a list of planned improvements given that the building was only considered to be in a “satisfactory” condition. These improvements included the replacement of in fill panels with block work to window height, timber studding, thermal insulation and rendering. The extent of this rebuilding is an important consideration given the context of this element when assessing the suitability of the building for conversion into residential use.

Type of building and suitability of conversion into residential use:  The building consists of a block work and rendered pebbledash building with asbestos roof that has been previously used as a workshop. The proposed conversion involves a small extension to rear of building and extensive rebuilding and alterations to the main building, which in my view would amount to the erection of new dwelling in the open countryside. 

A report on general structural condition and feasibility of conversion (made 5 years ago in 2002) states that visual examination regarding the condition of the structure seems reasonable. It also describes the requirement for internal walls, new external skin, and footings. The report does not describe the need to replace the roof, but this may be because the report was produced without detailed plans. The plans submitted within the application indicate that a replacement slate roof would be incorporated onto the building.

L P G 3 Converting Rural Buildings states that planning permission will not normally be granted for proposals which involve rebuilding more than 10% of the walls if the roof structure needs to be rebuilt; or 20% of the walls if the roof structure is to be retained. It also states that there are some buildings which are not suitable for conversion including those, “…which are structurally unsound, eyesores which should be removed in the interests of landscape conservation; and unsuitable in terms of size and form of construction” 

Trees and Amenity:  The plans do not indicate the location, height or canopy of the trees or hedges within, or adjacent to the site and it is therefore not possible to assess the impact on the trees or the amenity on the local area. The lack of information is an important consideration given the sites location within a Special Landscape Area.

The converted proposal would include a side window facing the rear garden of 2 Maes y Nant Cottages, the boundary hedge could be enhanced through additional growth, and retained at a minimum height of 1.8metres to remove any issues of overlooking and loss of privacy.

Highways:  Visibility from existing access is inadequate in both directions and impeded by existing hedgerow.  The buildings used as a workshop is ancillary to the main house and therefore limited vehicular movements.  The proposal would involve increased traffic generating through an already impeded access in terms of visibility.

Ecology:  A Bat survey would be required and the requirement that no development to take place within the bird nesting period could be dealt with by condition. 

Conclusion:  The building is constructed of a block work and rendered concrete and corrugated steel building, which has already undergone rebuilding to facilitate its existing use. The proposed use would involve further rebuilding which underlines the unsuitability of the building for conversion into residential use in terms of Policy H3 of the Wrexham Unitary Development Plan (2005) and Local Planning Guidance Note 3: Converting Rural Buildings.

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The proposal involves the conversion of a building which is unsuitable in terms of its existing construction and the extent of rebuilding which would be tantamount to the erection of a new dwelling within the open countryside and contrary to Policy H3 of the Wrexham Unitary Development Plan (2005).

2. The proposal provides insufficient information in regards to the existing hedgerow and trees on and adjacent to the site, and it is therefore impossible to assess the impact on the visual amenity of the site, and its location within the Special Landscape Area. To allow the development would be contrary to Policy EC4 and EC5 of the Wrexham Unitary Development Plan (2005).

3. The proposal would result in increased traffic movements through a substandard access in terms of visibility and this would increase the likelihood of danger to road users.  The proposal is contrary to GDP1(d) of the adopted Wrexham Unitary Development Plan.

_____________________________________________________________________

	APPLICATION NO:
P/2007 /0749
COMMUNITY:
Offa
WARD:

Offa
	LOCATION:
 Land at Pen Y Bryn/Tenters Square  Wrexham 

DESCRIPTION:
Demolition of existing buildings and redevelopment to provide 4 no. commercial units for A1/A2 use together with 24 no. two bedroomed apartments with car parking.
APPLICANT(S) NAME:
   Pen Y Bryn House Ltd

	DATE RECEIVED: 

14/06/2007
CASE OFFICER: 

MP
AGENT NAME:

The Planning Consultancy
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PROPOSAL

The demolition of the existing buildings and the erection of 4 commercial units and 24 no. apartments.  

HISTORY

No recent relevant history on the application site, however the permissions granted on the site opposite are considered relevant:

P/2004/0032
Demolition of existing four storey club, erection of 40 No. apartments and alterations to existing access. Granted 9.6.05

P/2004/0440
Outline application for the erection of 9 no. apartments with associated 

parking and alteration to existing vehicular access. Granted 5.7.04

P/2006/1229
Erection of 9 no. apartments with associated parking and alterations to existing access.  Pending (Section 106 agreement outstanding).

DEVELOPMENT PLAN

Within the settlement limit.  Policies PS1, H2, GDP1 and T8 apply.  The site is also within the Bridge Street Regeneration Area, as such policy H13 and the Bridge Street/Brook Street Regeneration Area Planning Brief are applicable.  

CONSULTATIONS

Community Council: 
Object for the following reasons:

· The Community Council welcome mixed use however there should be a mix of housing types as specified in the planning brief;

· Members recommend apartments and shops at the front of the development on Penybryn as shown in the plans but with a separate terrace of houses at the back of the development allowing for the diversion of the footpath link through the site as shown in the planning brief;

· Lack of quality development – there should be a more significant landmark corner feature matching the approved plans for the opposite side of Tenters Square with a high quality of features and finishes than shown;

· The entrance to the car park from Tenters Lane is in the wrong place as it creates a danger to school children and would be better placed on Tenters Square between the apartments on the front and the terrace of houses at the back;

· The entrance to the car park is too tight and will be difficult for large vehicles to manoeuvre or for vehicles exiting and entering the site to pass each other;

· As specified in the planning brief a turning head is required on Lea Road as part of the requirements of the site.  

Local Member: 
Similar concerns to the Community Council.

Highways:
Planning condition on developments opposite required submission of a scheme to realign the junction onto Tenters Lane and improvements at the Tenters Sqaure/Penybryn junction.  Recommend similar requirements are made on this development.


Some concerns expressed about visibility at the access, a need for a refuse vehicle to turn in the site access and notes that the parking provision does not provide the maximum required by LPG16.
Public Protection:
Recommend condition requiring a scheme to deal with potential contamination.  A noise survey and possible mitigation measures are also required.

Welsh Water:


Recommend conditions regarding drainage.

Wrexham Civic Society:
Supports the application which it feels is an appropriate development for this location.  Both the frontages, to Tenters Square and to Pen Y Bryn, are well designed, whilst the car parking provision and open space have been unobtrusively developed to the rear of the apartment buildings. 


Suggest PenyBryn House, a former town house of some distinction merits research and recording of its history and that the handsome entrance doorway, together with its casing, could perhaps be incorporated into part of the new building.  Failing this, it could be removed by the Museum Service, for eventual use elsewhere.

Other representations: 
Nearby properties notified 20.6.07 and 12.7.07

Site Notice:


Expired 10.7.07
Press Notice:


Expired 20 July 2007

SPECIAL CONSIDERATIONS

Design and Appearance:  The development proposes the erection of a building with a mixture of two and two and a half buildings with a 3 storey building on the corner of the junction of Pen-Y-Bryn/Tenters Square.  The buildings incorporate commercial units facing out onto Pen-Y-Bryn and apartments.  The commercial units would be either A1 (retail) or A2 (financial and professional services) use.  
The proposals generally reflect the prevailing terraced forum and will strengthen the enclosure of the square and provide a strong corner feature to Pen-y-Bryn in line with the requirements of the Planning Brief.  The design differs from that of the developments on the south site of Tenters Square providing a contrasting but complementary appearance, which is in keeping with the Victorian character of the area.  The window and doors generally reflect the Victorian style of those along Ruabon Road and traditional style shops fronts are proposed for the commercial units.  Some minor elevation changes are required to the 3 storey parts of the development facing onto Tenters Square however the overall design of the development is acceptable.  I am satisfied with the proposed mass and scale of the development, which will create a landmark building along a key route into the town centre.  Details of the materials and external finishes will be required by condition.

The inclusion of 4 commercial units is acceptable as they amount to a replacement of the existing retail units.  They are unlikely, in my view, to adversely impact upon the vitality and viability of the adjacent district shopping centre.  The floor space of each does not exceed 300 square metres and therefore accord with policy S6.  The mixed-use nature of the development is also likely to enhance the vitality and viability of the wider regeneration area.  

Amenity: The site layout does not achieve the separation standards LPG21 advises should normally be provided, however it would be very difficult to achieve the desired improvements to the visual amenities of the area without some compromise in the application of these standards.  The development follows the general terraced character of the area as well as strengthening the enclosure of Tenters Square in accordance with the Planning Brief.  It is also worth noting that the development achieves the same separation standards as the existing buildings to properties on the opposite site of Pen-y-Bryn.  I am satisfied that the development should not unduly harm the amenity of the occupiers of nearby properties.

The internal layouts of the apartments on Tenters Lane have been designed to minimise the extent of overlooking to properties in Belle Vue Court.   The windows serving the main habitable rooms in the first floor apartments (i.e. bedrooms and living rooms) are located to the rear.  This internal arrangement is not provided in the ground floor flats, however the wall along the boundary of existing properties will ensure their privacy is not unacceptably compromised.  

Parking: The development provides sufficient off-street parking for 1 space per each two-bedroom apartment.  LPG 16 advises that a maximum of 2 spaces per each 2 bedroom is normally required however the Planning Brief, which advises that one space per dwellings is required, is a material consideration.  The scheme accords with the requirements of the Brief.  Members should also be aware that the Council has unsuccessfully defended a number of appeals where similar developments have been refused for not providing the maximum parking advised by LPG16.  It will be important that the parking spaces are maintained for the sole use of the occupants of the flats, and appropriate management measures will need to be verified.  It is also important that one space is allocated to each flat, and that this is maintained for their sole use.  Therefore a planning condition is required.
The commercial units provide a modest increase in floor space when compared to the existing retail units, which could potentially increase demand for local parking provision.  No on-site parking is provided to cater for the commercial units, therefore, in accordance with policy T8, a commuted sum payment will be required to contribute to measures to make the town centre more accessible by public transport or on foot.   

Highways have expressed some concerns about the layout, notably the provision of suitability and the need to provide a turning facility for a refuse vehicle as an integral part of the site access.  The initial plans do not show these requirements but after discussions with the applicant’s agent, revised plans will be submitted.

Lea Road Turning Head: The plans submitted do not make provision for the installation of a turning head at the end of Lea Road.  The turning head is an objective of the Planning Brief, although it cannot be realised through the development of this site alone.  The provision of the turning head does depend on land becoming available on adjoining premises will be required if/when they are also redeveloped.  I recognise this particular objective in the short term, however unless some land is set aside in the current proposals, the development would prejudice the chances of it being realised in the longer term.  The applicants have now agreed to revise the plans to leave sufficient space to enable space for the turning head to eventually be installed.

Improved pedestrian links: The Planning Brief seeks to strengthen pedestrian links between Lea Road and shows an indicative route running across the site.  Whilst I agree that the existing pedestrian links needs to be improved, it would be unrealistic for this indicative route to be achieved because it would divide the application site in two and make it very difficult to develop. 

The objectives of the Brief can, in my opinion, be achieved if the wall along the existing footpath between Lea Road and Tenters Square is removed and replaced with a dwarf wall, with open metal railings on top.  This would give the footpath a more open aspect, whilst ensuring the security of the residential parking area.  Natural surveillance of the footpath would also be improved because it would be overlooked by the new apartments, thus improving security.    

Mix of residential properties: The Community Council is concerned that the development does not provide a range of residential accommodation, which is an objective of the Planning Brief.  The applicant’s agent has put forward reasons why it is considered impractical to achieve this objective on the site.  Family/town houses would require garden space to the rear, which would reduce the available area for off road parking.  The applicant has also considered the case for town houses but does not think they will be viable on this site.

I accept that due to the size of the site and parking requirements, it may be difficult to provide different types of accommodation on this site.  It is also worth noting that this is a town centre site, where it is generally appropriate for densities of development to be higher and higher densities are often achieved by developing apartments.  It is also likely that the site would only provide 2 or 3 terraced properties if the current proposals for 2 storey flats on Tenters Square were revised.  Arguably this would not significantly diversify the type of accommodation and would be to the detriment of off-street parking provision, which I do not consider to be desirable.    

Sustainability: The location of the development is sustainable, being close to a range of local facilities, employment and public transport, thus allowing future occupiers to make sustainable transport choices and be less reliable on the private car.  This alone however is not sufficient to make the development itself sustainable.  Commitments are required to reduce energy consumption, waste usage and waste minimisation.  No such commitments have been made at this stage.  However the applicants have indicated they are agreeable to conditions requiring details of the sustainability measures that will be incorporated into the development to be submitted.  I am fairly confident that such measures are achievable therefore I am prepared to accept the use of conditions as a way of achieving a sustainable development.   

Public Open Space: There is not provision made for on-site public open space, however this site is a relatively small ‘urban infill’ site and in my opinion it is unlikely any beneficial amount of POS can realistically be provided.  The site is in any case close to Belle Vue Park therefore I do not consider it necessary to require POS to be provided on site.  In accordance with policy CLF5, the applicants should be required to pay a commuted sum payment in lieu of on-site provision to provide for the upgrade of existing facilities in the locality.  

Education Contribution: There is currently no requirement for contributions to primary or secondary school provision.

Conclusion: The scheme still requires some additional revisions to secure a turning area at the end of Lea Road, a turning facility at the site access and some minor amendments to the elevation details.  I am however satisfied that subject to the changes, the scheme as proposed is acceptable and will achieve the objectives of the Planning Brief in securing the regeneration of this area.  The development will improve the appearance of the site and bring back into use a site which is currently derelict.  

RECOMMENDATION A 

That the Chief Planning Officer is given delegated powers to determine the planning application following the submission of plans to deal with the outstanding issues regarding the provision of turning areas and revised elevation details.

RECOMMENDATION B

That the Council enters into an obligation under Section 106 of the Town and Country Planning Act 1990, requiring commuted sum payments for the shortfall in parking provision and towards the provision/improvement of off-site Public Open Space provision.  The final form and payment amount shall be determined by the Chief Planning Officer.

RECOMMENDATION C

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

CONDITIONS

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 strict accordance with the approved plans unless prior written approval of the Local Planning Authority has been obtained.

4. 
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.

5. 
Within 3 months of the date of commencement of development on site, full details of both hard and soft landscape works 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.

6. 
Notwithstanding the approved plans, within 3 months of the date of commencement a scheme of boundary treatment shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented prior to the first occupation/use of any part of the development

7.
The flats shall not be occupied until the parking spaces shown on the approved plans have been fully provided and these spaces shall be maintained for the sole u se of the occupants of the flats.  One space shall be allocated to each flat.

8.
Prior to the commencement of development, the following details shall be submitted for further written approval of the Local Planning Authority:

i) A detailed feasibility scheme for energy saving has been submitted to and approved by the Local Planning Authority.  The works shall be implemented in accordance with a timescale a timescale to be approved in conjunction with the scheme of details.

ii)
A detailed feasibility scheme for reducing water use been submitted to and approved by the Local Planning Authority.  The works shall be implemented in accordance with a timescale a timescale to be approved in conjunction with the scheme of details.

iii)
Details to show that all materials will, wherever possible, be sustainably sourced from suppliers who operate a recognised Environmental Management System.

iv) Waste recycling scheme;

v) A sample welcome pack which will be provided for future occupiers.

The details as subsequently approved shall be fully implemented as part of the development or in accordance with timescales to be agreed, in writing, with the

9. 
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.

10. 
The first use of the four commercial units hereby granted permission shall be strictly limited to those falling within Class A1 or A2 as defined by the Town and Country Planning (Use Classes) Order 1987.

11. 
Details of the proposed footway layout on the northern side of Tenters Square shall be submitted for the further approval of the Local Planning Authority.  The footway shall be constructed in accordance with the above scheme and completed prior to first occupation.

12. 
No development shall take place until a scheme of foul drainage and surface water drainage has been submitted to and approved by the Local Planning Authority.  The approved scheme shall be completed before the development is occupied.

13. 
Before development commences a scheme to achieve sound attention for the residential apartments shall be submitted to and approved in writing by the Local Planning Authority.  The scheme as approved shall be fully implemented prior to the first occupation of any apartment.  

REASONS

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 the development fully complies with the appropriate policies and standards.

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

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

6.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

7.
To ensure adequate off-street parking is provided for the residential apartments.

8.
To maximise potential for sustainable building.

9.
To ensure that the development involves a sustainable approach.

10.
To ensure the development fully complies with the appropriate policies and standards.

11. In the interests of pedestrian safety.

12.
To ensure satisfactory drainage of the site and to avoid flooding.

13.
In the interests of the amenity of occupiers of the development.

P/2007
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0788
COMMUNITY:
Brymbo
WARD:

Minera
	LOCATION:
Car Park The Kings Head Inn Ruthin Road Bwlchgwyn Wrexham 

DESCRIPTION:
Erection of temporary structure for use as village store.
APPLICANT(S) NAME:
 J P Appleby 


	DATE RECEIVED: 

22/06/2007
CASE OFFICER: 

CB
AGENT NAME:

J P Appleby



_____________________________________________________________________

SITE 

The site forms a prominent location on the A525. The adjacent properties are residential with the exception of the public house.
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PROPOSAL

As above.

HISTORY

None relevant.

DEVELOPMENT PLAN

Within settlement limit of Bwlchgwyn, therefore UDP Policies PS2, GDP1, S6 and T8 apply. LPG note16: Parking Standards also relevant.

CONSULTATIONS

Community Council: 
No observations

Local Member:           
Notified 25th June 2007

Highways:

Issues in terms of inadequate visibility from existing car 

park access, and the significant increase in traffic movements, recommendation for refusal.

Welsh Water:

Conditions and advisory notes to added should 

permission be recommended for approval.

Public Protection:

Notes to applicant regarding hours of work, bonfires, 

food safety and noise condition. No objections, 

providing soak away drains are suitable and sufficient in 

all respects.

Adjacent occupiers:

One email raising issues of litter. One letter/email of 

objection raising issue of previous boundary disputes, 

extra traffic, noise and impact on privacy. Three emails, and one letter of support received, two of which relate to the principle and need for a shop within the village of Bwlchgwyn and two which specifically relates to the application proposal and the benefits regarding the 

central location, provision of public parking and pre-emted or regular inspection of litter bins and residents view that any benefits would outweigh any problems which might occur

Site Notices:


Expired 17/7/2007


SPECIAL CONSIDERATIONS

Design, Siting, Scale and Use of Materials:  The proposal would consist of a single storey pitched roof log cabin, which would have a total floor area of 25 square metres. It would be situated to the front north west corner of the site, adjacent to the access/highway.

Traffic generation, Parking and Access:  The proposal is likely to result in a significant increase in traffic movements through an inadequate access, which would create a danger to highway and pedestrian safety. The proposal would require two parking spaces, one of which would meet the needs of the physically handicapped. The existing public house would require 1 space per 4sq m of public floor space and also a number of spaces for the tenant’s living area depending on the number of bedrooms. No details of existing use have been provided by the applicant, and it is therefore difficult to establish whether the remaining car park area would provide enough parking for the existing and proposed use.

Other issues: The issue of litter and provision of bin(s) could be dealt with by condition. The previous boundary disputes between neighbours does not form part of the consideration of this application. The proposal does not include any proposed changes to the existing boundary and it is considered that the existing boundary hedging is important in terms of the visual amenity of the site. Noise issues could be addressed by conditions relating to hours of opening, use and the noise restriction. The lack of other local facilities within the village is an issue for consideration.

Conclusion:  Although the principle of development is acceptable because it’s located within the settlement limit of Bwlcgwyn, the proposal has raised a number of issues. These issues specifically relate to its proposed use, and the implications of its siting, design and use of materials, increase in traffic movements, parking and inadequate visibility, are considered contrary to Policies PS2, GDP1 and T8 of the Wrexham Unitary Development Plan (2005). 

It is appreciated that there is a lack of facilities within the village of Bwlchgwyn and the issues raised could perhaps be addressed through an alternative siting, and materials/design, providing further information in terms of parking and improvements to the visibility of the existing access. The applicant has been advised of the issues and given the opportunity to withdraw the application. The lack of facilities within the village of Bwlcgwyn does not outweigh the concerns, which are contrary to Policy and I therefore recommend accordingly.

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The siting, design and use of materials for the proposal would negatively impact on the visual amenity of the local area and would thus be contrary to policy GDP 1 of the Wrexham Unitary Development Plan.

2.
The increase in traffic movements through an inadequate access, would create a danger to the highway and pedestrian safety.  There is insufficient information to demonstrate if there is adequate parking on site for the existing and proposed use.  To allow the development would be contrary to policies PS2, GDP1 (d), and T8 of the Wrexham Unitary Development Plan and the Council's Local Planning Guidance Note 16: Parking Standards.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0789
COMMUNITY:
Rhosddu
WARD:

Grosvenor
	LOCATION:
 Land and existing garages Spring Road Rhosddu Wrexham 

DESCRIPTION:
Conversion and extension to existing garages to form dwelling.
APPLICANT(S) NAME:
Mr N Cunningham 


	DATE RECEIVED: 

22/06/2007
CASE OFFICER: 

PF
AGENT NAME:

Mr N Cunningham



_____________________________________________________________________

SITE
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Proposed
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An area of land approximately 150 square metres and located within a predominantly residential area.  A single storey block of three garages occupies the site.

PROPOSAL

To convert and extend above the existing garage block to form a one bedroom dwelling.  The majority of the accommodation is on the first floor with the bedroom and lounge windows facing onto Spring Road.  The kitchen and dining area to the rear is served by skylight style windows.  Windows are only present on the front elevation.

HISTORY

P/2004/1401 – Erection of three storey dwelling with garage.  Refused 16.12.2004

P/2005/0508 – Alterations  and extension to existing to form coach house dwelling.  

Refused 05.08.2005 

DEVELOPMENT PLAN

Within the settlement, Policy GDP1, Local Planning Guidance Notes 21 & 16 apply.

CONSULTATIONS

Community Council: 
No objected provided the garages are retained for the use of 70 to 74 Rhosddu Road

Local Member: 
Requests application be reported to committee.

Highways:
Object.- lack of parking

Welsh Water:
No objection subject to conditions.
Other representations: 
3 letters of objection received raising the following concerns:

· Two-storey dwelling will overlook into gardens to rear.

· There are serious parking problems along Spring Road.

· Privacy compromised by overlooking from front windows.

· Will lead to restricted access to the rear of 74 Rhosddu Road.


One petition containing 26 signatures objecting on the basis that the development will have a impact on the parking along Spring Road.  Access to the threes storey flats would be hindered by the positioning of the proposal.

Site Notice:



Expired 17.07.2007

SPECIAL CONSIDERATIONS

Background:  Permission has been sought twice for residential development at this site.  Firstly to erect a three-storey dwelling and the second scheme was a coach house style dwelling built over an existing 3-block garage.  Both applications were refused for various reasons relating to its appearance in relation to the streetscene, over development and loss of residential amenity.

This proposal, like the previous application involves building over an existing block of 3 garages facing onto Spring Road.  The design differs very little, however the floor plan includes just one bedroom.  There are no habitable room windows overlooking into the private garden spaces of the properties to the rear and side.

Appearance:  Previous applications were refused due to over development of the site and the fact that the proposed dwellings do not respect the scale and appearance of the existing dwellings.  I still consider that the this scheme represents over development of the site and the scale of the property does not complement the existing Spring Road properties however I am of the opinion that the design and materials do complement other buildings in the general vicinity. 

Parking:  Highways advice indicates that the application should be refused on the basis that there will be insufficient parking to serve the needs of the new dwelling as well as those along Rhosddu Road.  The dwelling does have a garage set back which will allow for a vehicle to be parked to the front.  However, despite this, there would still be a shortfall in parking to serve the flats at 70 and 74 Rhosddu Road, which would lead to a displacement of parking into an already congested Spring Road.

Conclusion: The proposal does not completely overcome the concerns with the previous applications on this site and I do not consider it possible to erect a dwelling in this location without causing over development of the site.  The scheme will also lead to a displacement of parking onto Spring Road leading to a disruption to the free flow of traffic.  I therefore recommend refusal.

P/2007 /0789
RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The proposed development by virtue of its size and scale does not reflect the scale and character of its surroundings and would represent a discordant feature within the streetscene, detrimental to the visual amenities of the area.  It would also result in an overdevelopment of the site contrary to Policy GDP1(a) of the Wrexham Unitary Development Plan.

2.
Insufficient parking is available to cater for the new residential unit and also to numbers 70 and 74 Rhosddu Road, which is likely to cause additional parking problems on Spring Road and hence cause a danger to all users of the highway contrary to Policy GDP1(d) of the Wrexham Unitary Development Plan.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0796
COMMUNITY:
Sesswick
WARD:

Marchwiel
	LOCATION:
 Pickhill Farm Pickhill Cross Lanes Wrexham 

DESCRIPTION:
Outline application for erection of agricultural workers dwelling.
APPLICANT(S) NAME:
Mr A W Parry 


	DATE RECEIVED: 

25/06/2007
CASE OFFICER: 

SJG
AGENT NAME:

Jones Peckover
Mr S W Jones



_____________________________________________________________________

THE SITE

The site is approximately 1 mile east of Cross Lanes.
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PROPOSAL

As above.

APPLICANT’S SUBMISSIONS

The proposed dwelling is for the occupation of Mr N P Parry, son of MR AW Parry and a full-time dairy manager at the farm.  Mr N P Parry, his wife and 2 young children currently live in a rented cottage on the Pickhill estate.  This property has 2 small bedrooms and is in a poor state of repair.  They intend to have more children and as such the property is unsuitable for their needs.  

A second key worker needs to be permanently based on the holding, to allow for best practice in animal husbandry, management and welfare.  The ADAS report from October 2005 shows that there is a large area of land and significant livestock numbers on the farm.  The details have not changed since then, but there are plans to further increase stocking levels if permission is granted.  

Agricultural Appraisal  

An independent ADAS surveyor has prepared the report.  

Land:

Total area of 83 hectares of secure land plus a further 18 hectares held on short term letting.  All land is down to improved grass pastures

Pickhill Farm:  25 hectares owned

Isycoed (3km from farm) 13.8 hectares owned

The Meadows 1.5 km from farm:  34 hectares held on long-term secure tenancy (subject to flooding)

Chetwyn Grove top land 1.5 km from farm:  10 hectares held on long-term secure tenancy

Livestock:

Dairy herd of 110 cows plus 2 bulls

Beef herd of 120 head

Sheep flock of 225 head plus 5 rams

The farm has a closed herd.

Buildings:

The farm has a good range of modern and traditional buildings at the farmstead, plus buildings at Chetwyn Grove and rented land at Sutton Green farm, Isycoed.  None are considered suitable for conversion to a dwelling as they are in active agricultural use.  

Labour:

Supplied by Mr and Mrs A W Parry (management), Mr S Parry and Mr N P Parry (dairy manager) plus Mr R J Parry at weekends.

Dwellings:

The only dwelling is the five bedroomed farmhouse at Pickhill occupied by Mr and Mrs A W Parry, plus Mr S W Parry and his wife and their three daughters.  

(Mr R J Parry lives in a dwelling close to Cross Lanes owned by Mrs Parry senior, to the west, but he works on another farm.)  

Functional test:

A substantial farm business is conducted by the Parry family at Pickhill Farm.  The dairy herd is a substantial investment requiring good management.  It is essential to have staff available at close hand, with a very high degree of attention required during calving periods.  The sheep flock is also a substantial investment in breeding stock requiring good management.  Harvesting also occurs with 2 cuts of silage per year.  Employment of contractors is only for silage picking and ploughing.  Current stocking levels are intensive but realistic.  For these reasons it is considered essential that a manager lives on the holding and that there is a functional need for a second key worker to live on the holding.  The same person is responsible for the supervision and the management of the dairy herd

Financial test:

This has been carried out to show that the farm can sustain a second full time worker.  

Conclusion:

The functional and financial tests as specified for two key workers to be resident on the holding have been met.

RELEVANT HISTORY 

CB00692
Extensions to agricultural buildings
Granted 5/12/1996

Land 500m to east on same holding

P/2006/0272
Agricultural workers dwelling
Refused 5/6/2006


DEVELOPMENT PLAN

Outside settlement limits.  Pickhill farm is a grade II listed building.  Policies PS2 H5 EC9 and GDP1 of UDP are relevant, together with LPGN 2, 7 and 13 and TAN. 6. 

CONSULTATIONS

Sesswick C Council:
Majority of councillors support the application as fulfilling a genuine need.  Access should be via the farm access

Local Member:
Consulted 25/6/2007

Highways:
Recommend conditions for improvement of existing access

Asset Management:
The farm is run on an intensive scale and requires an efficient and committed work force.  A strong case can be made for a second dwelling on the farm.  It is reasonable to assume that viability can be maintained.   

Env Agency:
No comment

Site Notice:
Expired 18/7/2007

Other representations:
Adjoining occupiers notified 26/6/2007.  No comments received

SPECIAL CONSIDERATIONS/ ISSUES

Policy:  The application site lies in open countryside.  Policy H5c applies.  The agricultural appraisal addresses the issues of a requirement for a second dwelling on the farm and states that the functional and financial tests required by Technical Advice Note 6 have been met.  There are no other properties on the holding, and the intended occupier lives with his wife and daughter in a rented cottage close to the application site. 

Policy H5(c)(iv) requires that any dwellings built under this policy are sited adjacent to an existing building, and can be landscaped.  Further guidance is given in LPGN13. 

Provided that a sound case for the proposed dwelling can be put forward, there would be no policy objections in principle to the application since the site relates well to the existing farm buildings.

Landscape:  No objection subject to the retention of the avenue of poplars along the road frontage, which are an attractive characteristic and good screen to the site.  The visibility improvements required by the highway authority will have an impact on the roadside hedges, but it is considered that safety on this busy class II road is an important issue.

Built Conservation:  There is sufficient separation between the plot of the proposed new build and the Listed Building and curtilage listed structures so as to have a limited impact upon its setting.  Therefore no objections in principle to the proposals subject to design and appearance submitted at the full planning stage.

Conclusion:  It is considered that a permission could be justified in this instance, subject to a section 106 to tie the new dwelling to the holding, and an agricultural occupancy condition on the existing dwelling.  An occupancy condition is not appropriate for the existing dwelling as it is a listed building, and a restriction may hinder the owner’s ability to raise funds for future repairs.  It is also at the centre of the holding and unlikely to be sold off.

RECOMMENDATION A

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

a). The completion of a section 106 agreement tying the disposal of the house to the whole farm and imposing an agricultural occupancy control on the existing dwelling.

The Chief Planning Officer be given delegated power to settle the final form and content of the agreement.

RECOMMENDATION B

That planning permission be Granted on completion of the obligation, subject to the following conditions:

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.
The occupation of the building shall be limited to a person or persons solely or mainly working, or last working, in the locality in agriculture, as defined in Section 336 of the Town and Country Planning Act, 1990 or in forestry or a widow or widower of such a person, and to any resident dependant.

5.
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.

6.
All hard and soft landscape works shall be carried out in accordance with the approved details as set out in Condition 5.  The works shall be carried out:

a)  prior to the occupation of any part of the  development;

b)  in accordance with the programme agreed with the Local Planning Authority;

c)  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.

7.
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).

8.
The maximum floorspace of the dwelling (excluding garage(s)) shall be limited to a maximum of 140 square metres.

9.
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.

10.
The proposed access shall have a visibility splay of 2.4m x 130m in an easterly direction and 2.4m x 215m in a westerly direction 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 1m in height above the level of the adjoining carriageway.  The splay shall be provided to commencement of use/occupation of the development hereby approved and shall thereafter be retained clear of such obstruction.

11.
The access shall be by way of the existing farm access and shall be located no closer than 10m from the highway.

12.
The existing farm gates shall open inwards only and shall be relocated to a point no closer than 10m from the highway boundary, prior to the occupation of the dwelling.

13.
The access shall be hard paved over a minimum width of 4.1m for a minimum length of 10m from the highway, prior to the occupation of the dwelling.

14.
Vehicle parking and turning facilities shall be provided within the curtilage of the site in accordance with details to be submitted for further approval.  Such facilities shall be made available for those purposes prior to the first occupation of the building(s) hereby permitted and shall thereafter be retained.
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.
To ensure that the dwelling is only occupied by a family of a bona fide agricultural worker in accordance with the Council’s established planning policies governing residential development in the countryside.

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

6.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

7.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

8.
To minimise the visual impact on the countryside and to ensure that the size of the dwellingproperly relates to the needs of the holding

9.
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.

10.
To ensure that adequate visibility is provided at the proposed point of access to the highway.

11.
In the interests of highway safety.

12.
In the interests of highway safety.

13.
In the interests of highway safety.

14.
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.
NOTE(S) TO APPLICANT
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.

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

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.

There shall be no interference with any public or private right of way within, or adjacent, to the application site.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0800
COMMUNITY:
Caia Park
WARD:

Cartrefle
	LOCATION:
Land adjacent to shops Kingsley Circle  Wrexham LL13 9HH
DESCRIPTION:
Off street parking
APPLICANT(S) NAME:
Wrexham County Borough Council

	DATE RECEIVED: 

26/06/2007
CASE OFFICER: 

PF
AGENT NAME:

Wrexham County Borough Council
S Stevens - Operational Manager, Engineering Consultantcy



_____________________________________________________________________

SITE

[image: image27.png]



PROPOSAL

The scheme will generate 12 parking spaces, which will be in addition to the spaces available to the rear of the shops.

HISTORY

None.

DEVELOPMENT PLAN

Within the settlement limit.  Policies GDP1, PS2 and CLF4 apply.

CONSULTATIONS

Community Council: 
Objects.  Site is unsuitable on the junction of a busy roundabout.  It will remove an area with high amenity value.  No objection to using site adjacent to Kingsley Circle Community Centre.
Local Member: 

Notified 26.06.2007

Highways:

No observations.

Other representations:

12 neighbours notified.


Site Notice:



Expired 20.07.2007

SPECIAL CONSIDERATIONS

Amenity: The site is currently an area of informal open space, in an area which by nature of its design, incorporates many areas of open space.  Therefore I believe the loss of the small area will not be detrimental to the needs of the local community.  A plot of land to the rear of the Community Centre was considered but dismissed due to poor drainage.  Landscaping, which includes regrading of the verge around the proposal and further planting will help mitigate the visual impact of the scheme.

Highways: The access to the parking area is proposed from the existing route up to the car park at the back of Kingsley shops.  Therefore the car park will not take direct access from the main road.  The scheme potentially will reduce the number of cars parked along Eaton Drive, which is narrow and suffers from poor onward visibility.  In this case I consider that the car park will not be a detriment to highway safety.

Conclusion:  Given the nature of the access, proposed landscaping and the amount of informal public open space in the Caia Park I consider that the proposal will not cause detriment to highway safety or residential amenity.  I therefore recommend accordingly.

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.
Details of the proposed surfacing and boundary treatments shall be submitted for the written approval of the Local Planning Authority before development commences and development shall only be carried out in accordance with such details as are thereby 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0804
COMMUNITY:
Rhosddu
WARD:

Grosvenor
	LOCATION:
 Wrexham General Railway Station Station Approach  Wrexham 

DESCRIPTION:
Listed Building Consent for alterations to form restaurant/cafe
APPLICANT(S) NAME:
Mr KB Ho 


	DATE RECEIVED: 

26/06/2007
CASE OFFICER: 

MP
AGENT NAME:

Gwynfor Humphreys & Co



_____________________________________________________________________

P/2007 /0804
THE SITE

[image: image28.wmf]New garage


PROPOSAL

Listed Building Consent for internal and external alterations to enable the railway station building (with the exception of the existing ticket office) to be used as a café during the day and a restaurant during the evening.  

HISTORY

CB00839
Refurbishment of station and canopy including demolition of two small buildings to form new fourcourt surfaces and railings (Listed Building Consent. Granted 1.4.97

P/2003/0139
Listed Building Consent to erect 28 No. CCTV cameras, and passenger information system.  Granted 31.7.03

P/2007/0825 
Change of use and external alterations to form restaurant and cafe.  Pending.  See later agenda item.
DEVELOPMENT PLAN

Within the settlement limit.  Policy PS8 and GDP1 apply.  The building is Grade II

Listed so policy EC9 also applies.

CONSULTATIONS

Community Council: 

Notified 27.6.07

Local Member: 

Request application goes to committee.


Flintshire Historical Soc:
Further details required to clarify proposed works

Denbighshire Historical Soc:

Notified 27.6.07

Royal Commission on the 

Ancient and Historical 

Monuments of Wales:

No observations

Wrexham Civic Society:

No observations.

Other representations:
Comments made by the company proposing to run direct London-Wrexham rail services on the change use planning application P/2007/0825 is relevant to this application:

-  raise concerns over the proposed alterations to the station building.

Site Notice:



Expired 24.7.07

Press notice:



Expired 3.8.07

SPECIAL CONSIDERATIONS

Impact on Listed Building: The development proposes the removal of some significant sections of the existing internal walls in order to create the proposed restaurant/café and associated ancillary facilities.  A dormer style ventilation duct is also proposed.  

In my opinion the alterations required are too extensive and will harm the fabric and character of the building.  Although the ventilation duct will be installed on the roof slope facing the platform, there are no similar installations on the existing building.  It will therefore harm the character and appearance of the station building.  
Conclusions:  The proposals do not accord with the objectives of UDP policy EC9.

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The proposed alterations will harm the fabric and character of Wrexham General Station, a Grade II Listed Building thus being contrary to policy EC9 of the adopted Wrexham UDP.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0810
COMMUNITY:
Esclusham
WARD:

Esclusham
	LOCATION:
 Dickens of Wrexham Ltd Wrexham Road Rhostyllen Wrexham 

DESCRIPTION:
Erection of 10m high external lighting poles (in retrospect)

APPLICANT(S) NAME:
   Dickens Group of Companies

	DATE RECEIVED: 

27/06/2007
CASE OFFICER: 

SJG
AGENT NAME:

ISP Architects LLP
Mr Craig Baugh



_____________________________________________________________________

THE SITE
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PROPOSAL

10 no. 10 metre high lighting poles for the car sales/ display/ parking areas around the new garage premises.  Each of the poles has between 2 and 4 lights attached with 400 watt metal halide floodlights.  Technical specifications have been supplied.  

RELEVANT HISTORY 

P/2003/1101
Use of land as vehicle display area, with access from existing industrial estate. 






Granted 9/2/2004

P/2004/1000
Erection of steel fencing. Granted 11/10/2004  (fence was required to 

be sited 1m on west side of existing hedge adjacent to Tudor Ave/Ferndale).

P/2005/0118
Removal of condition 3 of P/2003/1101 to allow vehicles to be displayed within 15m of the boundary of the site.  
Refused 17/6/2005

P/2006/0013
Erection of vehicle service bay. 


Granted 13/2/2006

P/2006/0608
Vehicle showroom and repair centre


Refused 15/9/2006

P/2006/1187
Vehicle showroom, repair centre and car park
Granted 13/11/2006
(The permissions for vehicle display areas/car parks contained conditions prohibiting any external lighting without prior approval.  They do not include hours of opening restrictions, however). 

DEVELOPMENT PLAN

Within the settlement limits Policy GDP1 of UDP is relevant.  Planning Policy Wales (para 13.15.3) gives some guidance on light issues.

CONSULTATIONS

Esclusham C Council:
Consulted 29/6/2007

Local Member:
has received several representations from local residents and prospective purchasers of new dwellings, concerned over the height of the structures and dazzle.  

Highways:
Recommend condition to prevent glare or dazzle to motorists

Lighting Engineer:
The size, number and location of columns would no doubt result in an unacceptable light spill, particularly into the adjoining houses and onto the highway.  The developer should design a scheme in accordance with BS 5489 part 1, and supply further details.

Public Protection:
No comments

Site Notices:
Expired 24/7/2007

Other representations:
Adjoining occupiers notified 3/7/2007.  No comments received

SPECIAL CONSIDERATIONS/ ISSUES

Impact on amenity:  The structures are high for the site and have an impact on a wide area.  They are particularly prominent from Tudor Avenue and Ferndale Avenue to the east, and from the new dwellings under construction to the south-east.  It would be preferable if the light poles were of a lower height- especially on the east half of the site. It should, however, be noted that a higher pole results in less light spillage.

The main issue is the light spillage created by the structures and the impact on residential properties.   Although the application is in retrospect, the lights have not been connected to a power supply at present.  It would be possible to frame suitable conditions to control the impact of the lighting, based on recent floodlighting permissions. Further guidance on illumination levels has been requested from the Councils street lighting engineer.  

At present I remain concerned over the height of the structures and the impact of light spillage on the adjoining dwellings. These issues were raised in the previous decisions and specific conditions were imposed to control any external lighting. I have requested reduction in height to 6 metres.

Recommendation A

Refuse permission for the following reason:

1
The floodlights would detract from the amenities of the adjoining dwellings by reason of their height and illumination levels and orientation. For these reasons the proposals are contrary to policy GDP1a and f of the adopted Wrexham Unitary Development Plan.

RECOMMENDATION B

If amended plans are received reducing the height to 6 metres, permission be granted subject to appropriate conditions.

CONDITIONS

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. The floodlights hereby approved shall be fitted with an automatic timer and shall only be operated between the hours of 0800 and 1800.

4. The floodlights shall be provided with baffles and hoods to minimise glare to surrounding areas.  Details of these shall be agreed in writing by the Local Planning Authority before the floodlights are brought into use and shall thereafter be retained as approved.

5. The floodlights hereby approved shall not give light levels any higher than 10 Ev (Vertical illuminance in Lux) to any habitable room window at adjacent residential property.

REASONS

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 the amenities of nearby residents.

4. To protect the amenities of nearby residents and in the interests of highway safety.

5. To protect the amenities of nearby residents.

RECOMMENDATION C

If Recommendation A is accepted, that authority be given of the issue of an Enforcement Notice under Section 172 of the Town and Country Planning Act 1990 and that the Chief Planning Officer be given delegated authority to settle the final form and content of the Notice.

NOTE(S) TO APPLICANT
Your attention is drawn to Highway Supplement Notes Numbered 1, 3, 4 and 5 on the enclosed “Applicants’ Rights and General Information”.

_____________________________________________________________________

	APPLICATION NO:
P/2007 /0811
COMMUNITY:
Overton
WARD:

Overton
	LOCATION:
 Knolton Bryn Mission Knolton Bryn Overton Wrexham 

DESCRIPTION:
Provision of storage shed for temporary utilities and overnight accommodation during reinstatement of Knolton Bryn Mission Room (in retrospect).
APPLICANT(S) NAME:
 Amy May Caswell 


	DATE RECEIVED: 

28/06/2007
CASE OFFICER: 

SJG
AGENT NAME:

Amy May Caswell



_____________________________________________________________________

THE SITE
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PROPOSAL

As above.  The structure is already on site and is on the west side of the site.  It has a steep pitch sheeted roof and measures 4.8 metres by 3 metres.    

RELEVANT HISTORY 

P/2004/0998
Dismantle and reinstate original structure, convert to residential studio with rear extension.  


  Granted 4/7/2005

P/2004/0999
Listed Building Consent.  Dismantle and reinstate original structure,

convert to residential studio with rear extension.  
  Granted 6/7/2005

DEVELOPMENT PLAN

Outside settlement limits Policies H3 H5 PS2 EC9 and GDP1 of UDP are relevant, together with LPGN 3 and 13. 

CONSULTATIONS

Overton C Council:
Cannot accept the application until the following are resolved:

a. Is applicant resident on site and paying Council tax?

b. No work is taking place on the site which is overgrown

c. Chemical toilet is not being emptied satisfactorily and may be affecting a watercourse

Local Member:
Consulted 29/6/2007

Public Protection:
Comments regarding drainage 

Site Notice:
Expired 24/7/2005

Other representations:
Adjoining occupiers notified 3/7/2007


1 objection received on grounds of:

a. building is used for residential purposes almost continuously

b. concerned at effluent disposal and possible public health concerns

c. noise disturbance from activities on site

d. parking on road causes problems to local residents

SPECIAL CONSIDERATIONS/ ISSUES

Policy:  The site lies outside settlement limits where the principle of development is not generally supported.  However, given its temporary nature, relatively small size and screening by existing vegetation, it does not have a detrimental impact upon the openness of the surrounding countryside.  The main issue relates to the impact upon the listed building.

Built Conservation:  No objections in principle to the storage shed, which is set against trees and uses similar materials to the approved shed.  The structure should be present only for the duration of the restoration of the chapel and as such should be granted permission on a temporary basis only.  

Residential use:  The use of the structure as a unit of living accommodation is not acceptable except when works are taking place.  No development has taken place in recent months, but the applicant advises that work will commence soon following the recent conditional approval issued under the Building Regulations.  

Drainage:  The application indicates a chemical toilet. If there are pollution these are controlled by other agencies.

Conclusion:  If building works were in progress, a temporary structure in connection with those works would normally be permitted development. I recommend only a very short term permission to cover the period up until works commence (when it would become authorised as permitted development.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The use of the building shall cease not later than 31 December 2007.  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 shed shall only be used for overnight accommodation by the applicant on a day when building operations have taken place on the site or on a day immediately following such operations.
REASON(S)

1.
To safeguard the amenities of the locality.

2.
Residential use is only justified in relation to the authorised building works on the site.
NOTE(S) TO APPLICANT
The development of the site including the foul drainage arrangements must comply with planning permission P/2004/0998 dated 4 July 2005 and Listed Building Consent P/2004/0999 dated 6 July 2005.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0819
COMMUNITY:
Gwersyllt
WARD:

Gwersyllt East & South
	LOCATION:
ADG Windows Alpine House Old Mold Road Gwersyllt Wrexham 

DESCRIPTION:
Continued siting & use of 2 no. storage containers. (Previously granted under Code No. P/2006/0556)
APPLICANT(S) NAME:
   ADG Windows

	DATE RECEIVED: 

29/06/2007
CASE OFFICER: 

LB1
AGENT NAME:

Jayne K Taylor



_____________________________________________________________________

SITE 
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PROPOSAL

Continued siting and use of 2 no. storage containers.

HISTORY

P/2006/0556
Erection of 2 no. replacement storage containers (in retrospect) and relaxation of condition no. 6 of Planning Permission code no. P/2004/1541 to permit vehicular movement between 0800 - 1800 hours Mon - Sat inclusive.  Temporary permission for the containers was granted in July 2006 for a period of one year, permission was granted for the vehicle movements.

DEVELOPMENT PLAN

Lies within settlement limit, GDP1, PS2 apply.

CONSULTATIONS

Community Council: 
The containers are visually unacceptable in the residential location of the site concerned.

Local Member: 
Objects to permanent siting, has no objections to temporary siting subject to new facility being appropriate

Other representations: 
Neighbours notified 05/07/07

Site Notice:


Expired 24/07/07

APPLICANT’S STATEMENT

The applicants have submitted a statement explaining the delay in the submission of an application for a more permanent solution and that they require an extension of time for the containers for a period of 12 months to allow time for the replacement storage garage to be erected.

SPECIAL CONSIDERATIONS

Background:  The containers were granted planning permission in July 2006 for a period of 1 year in order to allow the applicants to come up with an alternative acceptable solution due to the unacceptable impact of the containers on the predominantly residential area.  The original description for this application stated that the containers were to be retained on a permanent basis, this is incorrect and has since been amended.  This application seeks to retain the containers until such a time as the new store can be constructed.

An application for a permanent store instead of the containers is the next item on this agenda  (P/2007/0975).

The containers at present are not acceptable within a residential area due to their visual appearance and location.  However as an application has been submitted for a permanent garage in this location thus providing an acceptable solution I am of the opinion that a further temporary permission is appropriate for a period of 1 year in order to give the applicant sufficient time to construct the replacement store.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
The use of the storage containers shall cease and be abandoned not later than 30 June 2008.  The structures shall be completely removed and the land restored to its previous condition not later than one month after that date.
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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0820
COMMUNITY:
Caia Park
WARD:

Whitegate
	LOCATION:
 85 Kingsmills Road  Wrexham 

DESCRIPTION:
Demolition of existing dwelling and erection of 5 no. 2 bedroom apartments.
APPLICANT(S) NAME:
Mr Steve Williams 


	DATE RECEIVED: 

29/06/2007
CASE OFFICER: 

MP
AGENT NAME:

Plot 2 Design Limited
Mr Paul Tulk



_____________________________________________________________________

SITE
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PROPOSAL

The development involves the demolition of the existing dwelling and its replacement by a new two and a half storey building which will provide 5 x 2 bedroom flats.  The development will also include the provision of 5 garages to the rear of the site, along with space for off-street parking and communal amenity space.

HISTORY

16419
Erection of 3 bedroomed detached house and alterations to existing vehicular access. 
Granted 26 July 1989.


P/2001/0352 
Erection of dwelling 

Granted 11.06.01
P/2004/0958
Outline application for the erection of one dwelling






Granted 6.9.2004

P/2007/0266
Demolition of existing dwelling and erection of 10 No. two bedroom apartments.  

Withdrawn.

DEVELOPMENT PLAN

Inside settlement limit.  Policies PS2, GDP1 and H2 apply.

CONSULTATIONS

Community Council: 
Object.  Access arrangements poor with vehicle parking already taking place on the approach to the site because of nearby shops etc.  Concern over community safety as the access to the rear parking area does not appear to be controlled or gated.  Loss of amenity for residents adjoining/surrounding the site.

Offa Community Council:
No objection

Local Member: 
No observations

Adjoining LM:

Notified 3.7.07

Assembly Member:
Written to object on behalf of a constituent whose property adjoins the site.  Her concerns are:

· Loss of amenity.  The back garden of her property will back onto the car park/garage area.  Concerned over car noise, fumes and possible disturbance from car uses all times of the day or night.  There will also be a loss of privacy;

· Security. The development will provide access to an area adjoining her property which will be accessible to the general public.  This could provide access for those with criminal intent and her property has been burgled in the past;
· Over-development of the area. There are already a number of flats in the area which dominate the outlook from her property;
· Drainage.  Concerned the effect the development will have on the drainage for adjoining properties including her own;
· Highways. The development will have an adverse effect on the local highway network with a possible effect on parking for local residents and users of the chemist on Newton Street.
Welsh Water:


Recommend drainage conditions.

Environment Agency:

No comment.  Standard advice applies.

Highways:
No objections in principle but require the access to meet certain standards in terms of width, surfacing and the position of gates. 

Other representations: 
7 letters of objection expressing the following concerns:

· reduce light to adjacent property;

· adversely impact on privacy;

· access would be a danger to motorists and pedestrians;

· Noise, disturbance and pollution from car parking area;

· Safety and security problems for adjoining properties;

· Problems with drainage in the area;

· Concerned about more apartments being built.  There are more than enough being built in Wrexham and not being sold/occupied;

· This is purely for financial gain;

· No building can be erected within 12ft of an adjoining garden because of pigeon lofts;

Site Notice:


Expired 24.7.07

SPECIAL CONSIDERATIONS

Design: The current application is a much amended version of an earlier proposal to erect 10 apartments on the site.  The number of units proposed has been reduced by half and the design of the building much improved.  The application now proposes a single two storey building located towards the front of the site facing out onto Kingsmills Road.  It will accommodate 5 two bedroom apartments with a ‘drive under’ access to a parking and amenity area to the rear of the site.  The first floor flats have access to the roof space which provides them each with a second bedroom.  The roof space rooms have dormer windows to the front.  I am satisfied the design and appearance of the building is acceptable.

Each flat will be provided with a single garage with room in the garage roof space for ancillary storage. Given the size of the roof space provided in the garages, it is only likely to be suitable for ancillary uses (such as storage), however to avoid any doubt I intend to restrict the use of the garages by condition.  The garages are of an acceptable design, however it would be preferable if they were set 1 metre from the site and rear boundaries of the site to allow for ease of maintenance without having to gain access to adjacent properties.  I have advised agent to amend the plans accordingly.

Amenity: The site layout accords with the separation standards set out in LPG21.  It is worth noting that the garden areas of all other nearby properties are already overlooked to some degree by existing neighbouring properties.  I am satisfied the development will not impact upon the privacy of existing occupiers to an unacceptable degree.

Notwithstanding my request for the garages to be re-sited I am satisfied they will not adversely impact upon the amenity of nearby occupiers.  

I appreciate that nearby occupiers are concerned the car parking area may cause disturbance.  However it is unlikely there will be a significant volume of traffic in and out of this area, given that it is only intended to provide private parking for the flats.  With the provision of suitable boundary treatment, the proposals would not have an unacceptable impact upon amenity.  A condition will be attached requiring boundary details.  

Security:  A number of nearby residents are concerned that the car park area will allow access by members of the public thus reducing the security of their properties.  I believe this matter can also satisfactorily addressed by suitable boundary treatment and the provision of a secure gate which would only allow access to the car park area by residents and their visitors.  A condition will be attached requiring details of proposed security measures, and for such measures to be installed prior to the first occupation of any of the apartments.

Highways:  The layout plan indicates that at least 10 parking spaces will be provided (this includes the garages).  This accords with the parking standards set out in LPG16.  

Highways have no objection in principle to the development subject to the provision of a safe means of access.  Highways requirements are achievable with some minor alterations to the plans.  The agent has been advised of this and I await the submission of the amended plans. 

Conclusions:  I am satisfied that subject to the minor amendments to the scheme outlined above, the development accords with adopted policies.

RECOMMENDATION

That the Chief Planning Officer is given delegated powers to grant planning permission subject to appropriate conditions provided satisfactory amended plans are submitted.

CONDITIONS

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 strict accordance with the approved plans unless prior written approval of the Local Planning Authority has been obtained.

4. 
Notwithstanding the approved plans, within 3 months of the date of commencement full details of the layout of the parking areas and amenity spaces shall be submitted to and approved in writing by the Local Planning Authority.  The parking and amenity areas shall be laid out as approved prior to the first occupation of the dwellings hereby approved.

5. 
Within 3 months of the date of commencement of development on site a scheme of boundary treatment shall be submitted to and approved in writing by the Local Planning Authority.  The scheme as approved shall be implemented prior to the first occupation of the dwellings hereby approved.

6. 
Within 3 months of the date of commencement of development on site, full details of both hard and soft landscape works 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. 
The proposed access shall take the form of a dropped kerb vehicular crossing, which shall be installed prior to the first occupation of the dwellings hereby approved.

8. 
Prior to the first occupation of the dwellings hereby approved, the access shall be surfaced using hard bound materials for a minimum distance of 5 metres behind the highway boundary.

9. There shall be no gates erected within 5 metres of the boundary with the highway.

10. The access shall be provided with pedestrian visibility splays of 2.4 metres by 3.3 metres in both directions, within which there shall be no obstruction to visibility in excess of 0.6 metres in height.  The splays shall be provided prior to the first occupation of the dwellings hereby approved and thereafter maintained.  

11. Prior to the first occupation of the flats, a security gates shall be provided across the entrance to the car park/amenity area in accordance with details to be submitted to and approved in writing by the Local Planning Authority.

12.
Foul and surface water discharges shall be drained separately from the site.

13. 
No surface water or land drainage run-off will be allowed to connect (either directly or indirectly) to the public sewerage system.

14. Before any works commence on site (including the demolition of the existing dwelling) full details of existing and proposed site levels and finished floor levels shall be submitted to and approved in writing by the Local Planning Authority.  The ground and finished floor levels of development shall not exceed the details as approved.

15. 
Any garage erected under this permission shall not be used for any purpose other than ancillary domestic storage and for the garaging of a private motor car.
16.
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.

REASONS

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 the development fully complies with the appropriate policies and standards.

4.
To ensure adequate parking areas are provided and in the interests of the amenities of future occupiers.

5.
To ensure a satisfactory standard of appearance of development and in the interests of the amenities of nearby occupiers.

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

7. In the interests of highway safety.

8. To avoid any deleterious material being brought onto the highway.

9. To ensure the formation of a safe and satisfactory access.

10. To ensure the formation of a safe and satisfactory access.

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

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

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

14.
To protect the amenities of the occupiers of nearby properties.

15.
To ensure the garages are not used for purposes that would be prejudicial to the amenities of nearby occupiers.

16.
To ensure that the development involves a sustainable approach.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0821
COMMUNITY:
Abenbury
WARD:

Holt
	LOCATION:
 Hydro Aluminium Deeside Bridge Road Wrexham Industrial Estate Wrexham 

DESCRIPTION:
Construction of three sided enclosure with walls up to 4m high to be used to contain raw material scrap.
APPLICANT(S) NAME:
   Hydro Aluminium Deeside Ltd

	DATE RECEIVED: 

29/06/2007
CASE OFFICER: 

SJG
AGENT NAME:

Hydro Aluminium Deeside Ltd



_____________________________________________________________________
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PROPOSAL

The walls are of wooden sleepers and the store would have an area of 610m2.  These walls would be lined by steel plates to 1 metre in height.  Excavated material would be banked against the south-west facing wall.  Lorries would deliver 8-20 tonne loads into the enclosure by a maximum of 4 visits per day, and transferred by loaders to internal storage areas.  Activities associated with the storage area would be limited to the hours of 07.00 to 18.00.  

APPLICANT’S SUBMISSIONS

The company has identified the need for an external reserve raw material storage area to safeguard its business.  The availability of scrap aluminium in the UK is becoming increasingly unpredictable.  They have had prior discussion with the Environment Agency and have carried out a noise assessment.  A plan has been supplied showing the lorry access route to the storage area via the main entrance.

MOST RELEVANT HISTORY 

10648

Factory for manufacture of aluminium ingots Granted 22/2/1984

CB/00712
Storage building and trailer park

Granted 2/12/1996

CB/03276
Scrap aluminium smelter


Granted 6/9/1999

P/2002/0989
Storage Building and earth bund

Granted 12/12/2002

DEVELOPMENT PLAN

Within the settlement limits. Policies PS2 E4 and GDP1 of UDP & LPGN 26 relevant. 

CONSULTATIONS

Abenbury C Council:
Lodge a holding objection until the question of noise levels can be addressed.  Any increase in current noise levels would be unacceptable to local residents who have endured a long history of noise.  CC would remove the objection if a suitable noise condition is inserted.  

Local Member:
Consulted 3/7/2007

Highways:
No comments

Public Protection:
No further noise conditions required as the site is controlled by a PPC permit issues by the EA.

Env Agency:
No comment as the proposed alterations will be subject to a variation to the site’s Pollution Prevention Control permit

Site Notice:
Expired 24/7/2007

Other representations:
Adjoining occupiers notified 4/7/2007


3 objections received on grounds of:

a. Increased noise from activities on site, which have already increased over the past 6 months.

b. The factory operates 24 hours a day and bangs, crashes and a siren occur during the night 

SPECIAL CONSIDERATIONS/ ISSUES

Policy: The two key issues are visual impact and noise (in view of the proximity to the housing estate at Pentre Maelor). In my view, both of these issues appear to have been adequately addressed in the submitted application details.

Landscape:  The existing earth mound and screen planting along the SW boundary provides good visual screening to views from Pentre Maelor.  A similar dense and established vegetation screen lies beyond the NE boundary, screening views from the industrial estate. Winter views are likely to be largely screened by the earth mound (up to 4m high) and partially by the density of branches above that height. To avoid wider visual disturbance, a condition of any approval would be beneficial, limiting stored areas to be no greater than 5m above existing ground level.

Impact on residential amenity:  The Council’s Public Protection officers advise that the site is regulated by a Pollution Prevention permit issued by the Environment Agency, and therefore they do not recommend a noise condition. The Agency has advised that the proposal can be operated within the terms of the existing permit, including the noise restrictions and restriction on hours of use.  The applicant has confirmed that they are willing to agree a scheme of access to and from the facility, and a condition is proposed to cover this.  

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.
All vehicular access to the storage area shall be via the main access in accordance with the applicant's plan received on 23 July 2007.

4.
The storage area shall only be used for delivery or removal of scrap aluminium during the hours of 7.00am to 6.00pm on any weekday, 8.00am to 1.00pm on Saturdays and at no time on a Sunday.

5.
The scrap storage shall not exceed a height of 5 metres above existing ground level.
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 ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.
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.

The premises is regulated by a Pollution Prevention Permit issued by the Environment Agency, which restricts noise levels.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0824
COMMUNITY:
Esclusham
WARD:

Ponciau
	LOCATION:
 Croesfoel Farm Wrexham Road Rhostyllen Wrexham 

DESCRIPTION:
Retention and remodelling of earthworks
APPLICANT(S) NAME:
   Wayhomes Ltd

	DATE RECEIVED: 

02/07/2007
CASE OFFICER: 

SJG
AGENT NAME:

Architectural Design Services



_____________________________________________________________________

THE SITE

The site is on the west side of the A483 and north side of Wrexham Road.
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PROPOSAL

Retention of earth banks constructed at the site, with remodelling and filling operations to achieve a lower height.  A detailed landscaping scheme is included.  The mounds would be reduced in height to between 1 and 2.5 metres in height, and the maximum gradient would be 1 in 2.  The agent has also clarified the intentions regarding lowering of the height of the mounds.  

RELEVANT HISTORY 

P/2002/0712
Listed Building Consent for conversion of 4 No. redundant farm buildings into houses and demolition of surplus farm buildings
Granted 13/3/2003

P/2002/0713
Conversion of redundant farm buildings into 4 No. dwelling houses, construction of new vehicular and pedestrian access and alteration to existing vehicular and pedestrian access




Granted 4/3/2003

P/2005/0062
Amendments to previous permission (P/2002/0713) to units 1 & 2 and erection of new garage block





Granted 3/8/2005

DEVELOPMENT PLAN

Outside the settlement limits Policies PS2 EC9 MW9 and GDP1 of UDP are relevant, together with LPGN 13. 

CONSULTATIONS

Esclusham C Council:
Consulted 3/7/2007

Local Members:
Consulted 3/7/2007

Highways:
No comments

Public Protection:
Recommend contamination condition.  Comments regarding construction works.  

Env Agency:
No objections subject to comments

Site Notices:
Expired 24/7/2007

Other representations:
Adjoining occupiers notified 4/7/2007.  No comments received

SPECIAL CONSIDERATIONS/ ISSUES

Landscape:  The earth mounds would have a steep outer face of 1:1.5 gradient (almost 45 degrees). In comparison, highway embankments are normally constructed to a maximum of 1:2 gradient. This is the steepest angle normally constructed without need for engineering reinforcement. I therefore have concerns about the long-term stability of these mounds.

A revised scheme has been received with gentler slope gradients.

Given the made-up ground and uncertainty about the quality of soils, all plants and trees would need to be pit planted.  Additional topsoil will also need to be imported onto the site to ensure successful planting.  Details of pit dimensions and incorporation of organic fertiliser would be required and this will form part of the landscaping condition.

Contamination/ Licensing:  The material has already been brought onto site.  The requirements of the Environment Agency relate to their legislation, and have been passed to the agent, who has supplied an acceptable method statement.  A modified contamination condition is proposed to require a scheme to be carried out.  

Conclusion:  I am satisfied that, with the reduction in slope gradient and a consequent reduction in height and with suitable planting, the scheme is acceptable.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
Within six months of the date of this permission, the earth mounds shall be regraded in accordance with the approved plans and sections, to include the following:

a.  A maximum slope gradient of 1 in 2

b.  All material removed from the highway verge

c.  The mounds to be reduced in height as proposed in the approved drawings and the agent's statement dated 7 August 2007.

2.
All hard and soft landscape works shall be carried out in accordance with the approved details as set out on drawing(s) No(s) 328/SL04 June 2007.  The works shall be carried out: in accordance with the programme agreed with the Local Planning Authority.

3.
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.

4.
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.

5.
All trees and transplant stock shall be pit planted in accordance with details to be submitted to and approved by the Local Planning Authority.

6.
There shall be no interference with trunk road drainage.

7.
No further development shall take place until a scheme of surface water drainage has been submitted to and approved by the Local Planning Authority.  The approved scheme shall be completed within six months of the date of this permission.

8.
This permission does not authorise the importation of any further material onto the site in connection with the earth mounds and associated works.

9.
Within six months of the date of this permission, a scheme to deal with potential contamination at the site shall be 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.
REASON(S)

1.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

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

3.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

4.
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.
In the interests of highway safety.

7.
To ensure satisfactory drainage of the site and to avoid flooding.

8.
To ensure no further impact upon the amenity of the area..

9.
In the interests of the amenities of the future occupants of the buildings
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 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 advised to contact the Council's Chief Planning Officer prior to the preparation of detailed plans.

Further advice on compliance with Condition No. 9 may be obtained by contacting the Council's Environmental Protection Section on Wrexham 297041.

Please note the attached comments from the Environment Agency and Public Protection.

You are advised that details of pit dimensions and the incorporation of topsoil and organic fertiliser would be required as part of the approved landscaping scheme.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0825
COMMUNITY:
Rhosddu
WARD:

Grosvenor
	LOCATION:
 Wrexham General Railway Station Station Approach  Wrexham 

DESCRIPTION:
Change of use and external alterations to form restaurant and cafe.
APPLICANT(S) NAME:
Mr KB Ho 


	DATE RECEIVED: 

02/07/2007
CASE OFFICER: 

MP
AGENT NAME:

Gwynfor Humphries & Co



_____________________________________________________________________

SITE
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PROPOSAL

To utilise the railway station building (with the exception of the existing ticket office) as a café during the day and a restaurant during the evening.  

HISTORY

CB00839
Refurbishment of station and canopy including demolition of two small buildings to form new forecourt surfaces and railings (Listed Building Consent. Granted 1.4.97

P/2003/0139
Listed Building Consent to erect 28 No. CCTV cameras, and passenger information system.  Granted 31.7.03

P/2007/0804
Listed Building Consent for alterations to form restaurant/café.  

Pending.  See earlier agenda item
DEVELOPMENT PLAN

Within the settlement limit.  Policy PS8 and GDP1 apply.  The building is Grade II

Listed so policy EC9 also applies.

CONSULTATIONS

Community Council: 
Notified 27.6.07

Local Member: 
Request application goes to committee.


Network Rail:


No objections.

Welsh Water:


Recommend drainage conditions.

Highways:
Visibility to the north-west is inadequate.  Proposals would not be supported as they will generate a significant increase in traffic.


There would appear to be a shortfall in parking provision.

Other representations: 
1 objection received from the company proposing to run direct London-Wrexham rail services.  The following comments made;

the company intends to use the station buildings as a train stabling facility, staff depot and for the management of on-train catering;

do not believe there is a practical alternative [for these facilities] within close proximity to the station;

do not anticipate any external modifications to the building and expect internal modifications to be minor and in keeping with the building;

proposals will create over 45 jobs in the area;

the applicant’s proposals could be based anywhere in the town;

the applicant’s proposals would impact significantly on the interior and exterior of the building;

the applicant’s proposals rely implicitly on using the station car park.  There is no provision for car parking for restaurant customers.  Whilst there may be space free in the station car park, it is wrong to assume that spaces will always be available.  It is wholly inappropriate to jeopardise the availability of car parking for rail passengers in what is, after all, a station car park.    

Site Notice:


Expired 24.7.07

SPECIAL CONSIDERATIONS

Proposed use: Whilst I note the concern expressed by the company proposing direct London rail services, there are no objections to the principle of the use, which will bring back into use the substantial portion of a building currently vacant and at risk of falling into disrepair.  Nevertheless I do have concerns about the appropriateness of the development currently proposed:

Parking:  I am concerned that the proposed use will encourage non-rail travellers to use the car park, thus making it more difficult for rail users who choose access the station.  UDP policies, specifically PS8, aim to encourage use of public transport.  In my opinion the proposals conflict with this objective by making the railway station less accessible or attractive for potential rail users. 

I recognise that during the evening the station car park is less well used however this will not necessarily always be the case.  Retaining the car parking primarily for the use by rail travellers will ensure that there is sufficient capacity for the station to remain accessible by a range of transport modes and to ensure that possible future growth in rail use can be accommodated.  

I believe it would be very difficult apply conditions to restrict the use of the premises so that it could only be used specifically as a café during the day and a restaurant at night.  Nor would it be possible to easily restrict the daytime use of the building so that it could only serve rail passengers.  I am therefore of the opinion conditions could not address my concerns.

Impact on Listed Building:  This is discussed in more detail in the application for Listed Building consent (code no. P/2007/0804).  In my opinion the alterations required will harm the fabric and character of the building, thus conflicting with policy EC9.

Conclusions: The proposals do not accord with the objectives of UDP policies PS8, GDP1 and EC9.

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
1. There is insufficient off-street parking provision at Wrexham General Station to accommodate the development without reducing the availability of parking for rail users.  The development therefore has the potential to make the Station less accessible and less attractive to rail users thus conflicting with the objective of making the best use of the rail network and encouraging public transport use as expressed in Policy PS8 of the approved Wrexham UDP.

2.
The proposed alterations to Wrexham General Station, a Grade II Listed Building, would harm its fabric and character.  The development would therefore be contrary to policies GDP1(a) and EC9 of the approved Wrexham UDP.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0843
COMMUNITY:
Isycoed
WARD:

Holt
	LOCATION:
 Norish plc 13 Ash Road South Wrexham Industrial Estate Wrexham 

DESCRIPTION:
Erection of anemometer on a 50 metre high mast for a temporary period
APPLICANT(S) NAME:
   Norish Plc

	DATE RECEIVED: 

05/07/2007
CASE OFFICER: 

LB1
AGENT NAME:

Norish Plc



_____________________________________________________________________

SITE 
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PROPOSAL

Erection of 50 metre high anemometer mast for a temporary period of 9-12 months.

HISTORY

None relevant.

DEVELOPMENT PLAN

Lies within settlement limit.

CONSULTATIONS

Community Council: 

No objections to the proposal

Local Member: 

Consulted 05/07/07

Highways:

No recommendations

Public Protection:

No comments on the proposal 

Environment Agency:

No comments on the proposal

CPRW:

Consulted 16/07/07

CCW:




No objection in principle to the scheme
Civil Aviation Authority:
No objection to the temporary anemometer, would maintain an objection to a subsequent application for a permanent wind turbine due to interference with radar. 

Ofcom licensing Centre:
Consulted 16/07/07

Ramblers Association:
Object to the proposal:
· Object to the construction of land based industrial wind turbines.

· The Association objects to the thrust of TAN 8, the instrument used to legitimise wind turbine development and also to the resultant environmental damage.

· The subsequent wind turbine would have a turbine height of 75 metres which would dominate the surrounding environment.

· The Association considers the resultant damage to public amenity would be out of all proportion to the contribution made to the global reduction in CO2 levels which lies at the heart of Westminster policy on climate change.
Other representations: 
 
Neighbouring properties consulted 16/07/07

Site Notice:



Expired 31/07/07

SPECIAL CONSIDERATIONS

Background:  The proposed anemometer will be located on a 50 m high mast and will be used to assess the wind speed in the locality with a view to the possible erection of a wind turbine in the future.  Whilst wind speed data are available from the met office as the erection of a wind turbine involves a large investment it is important to ensure that the data are correct and that the wind turbine will be productive before it is erected.  To gain accurate data over a period of time the anemometer has to be in place for between 9 and 12 months.  The anemometer sits on top of a thin pole that is anchored to the ground by a series of guy ropes.

This application is purely for the erection of an anemometer.  A separate application would be required for the erection of a wind turbine and issues that are solely related to that will be considered when and if a subsequent application is submitted.

The site:  Norish, a cold food storage company lies in the centre of Wrexham Industrial Estate on Ash Road South.  The building itself is 100m x 90m and is approximately 15 m high.  The chosen site for the anemometer is to the north of the building on a small rise in the land on an area that currently provides a green space between industrial units. 

The unit is well served by the highway network and no new roads would have to be created in the erection or maintenance of the anemometer or any subsequent turbine although some of the existing grass and vegetation area behind the unit will have to be removed.

Policy:  TAN 8: Planning for Renewable Energy recognises that Local Authorities should ‘encourage opportunities for the development of wind farms on urban/industrial brownfield sites up to 25MW’, this proposal would fall within these limitations and therefore is supported by national policy.

Policy PS12 states that ‘Proposals for the generation of energy from renewable sources will be supported provided that there wider environmental benefits are not outweighed by any detrimental impacts of the proposed development (including any electricity transmission facilities needed) on the landscape, public safety, and the local environment.’  

Whilst this application is for the anemometer and not a full wind turbine the general principle is in keeping with local and national policy in terms of encouraging sustainable energy production.

Amenity and Landscape:  The thin pole that the anemometer sits on is relatively slender and will not have a large impact on the general amenity and landscape of the area.  There will be no resultant noise from the anemometer that will impact upon neighbouring industrial units and the proposal will be acceptable within the setting of the industrial estate.

Should a subsequent application for a wind turbine be submitted then the impact on the landscape is likely to be more significant, and this is obviously dependent on the height of the tower.  Due to its height an EIA will have to be submitted with the application.  It is therefore advised that a note to applicant be added to contact the Local Authority prior to the submission of any subsequent application to discuss the details that will be required.

Ecology:  The site lies within Wrexham Industrial Estate, which is known to have colonies of Great Crested Newts.  Whilst there are not known to be any in the near vicinity of the proposed anemometer it is advisable to ensure that species are searched for prior to commencement of development.

The anemometer due to its location on the industrial estate will not have a large scale impact on a wide variety of birds or animal species.  The wind turbine may impact upon bird migratory routes, however this is not a matter for this application and will be considered should a subsequent application be received.  

Radar and Television interference:  Any large structure has the potential to create interference with radar signals used by Hawarden and Liverpool airports.  The Civil Aviation Authority has indicated that there are no concerns with the proposed anemometer although there may be objection to a full wind turbine.  The applicants have been informed of this objection and it is a matter to be dealt with by them prior to any additional application being submitted.

There have been no indication that there will be any significant disruption to television or radio signals created.

Other Considerations:  The objections raised by the Ramblers Association relate to the erection of a wind turbine not an anemometer, and are not relevant to this application.  The concerns that they raise would be dealt with by assessments and details that would be submitted with any subsequent application.

Conclusion:  The proposed anemometer is in keeping with national and local policy in increasing the use of sustainable energy sources.  The impact on the landscape will not be significant due to the location and lightweight appearance of the pole and I therefore recommend that permission is granted.

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.
Once erected the anemometer shall only remain in situ for a maximum period of 12 months.  After this period the anemometer shall be removed.

3.
Prior to the commencement of development a comprehensive survey of the site to establish the presence of any protected species shall be undertaken and submitted to and approved, in writing, by the Local Planning Authority.  The report of the survey shall also include details of any mitigation measures required and these measures shall be completed in accordance with timescales to be agreed as part of the measures before development commences on site.
REASON(S)

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

2.
The structure is designed to be in place for a temporary period of time and it would be undesirable for the structure to be in place for a prolonged period of time.

3.
In order to protect wildlife interests which are afforded special protection.
NOTE(S) TO APPLICANT
Prior to the submission of any application for a wind turbine you are advised to discuss with the Planning Department the details and content of an Environmental Impact Assessment that is likely to be required for the proposal.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0851
COMMUNITY:
Cefn
WARD:

Cefn
	LOCATION:
St Johns Church Playing Field   Rhosymedre Wrexham 

DESCRIPTION:
Siting of portacabin and containers (in retrospect).
APPLICANT(S) NAME:
   Cefn United FC

	DATE RECEIVED: 

06/07/2007
CASE OFFICER: 

PF
AGENT NAME:

Cefn United FC
Mr Colin Hayward - Secretary



_____________________________________________________________________
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PROPOSAL

One temporary cabin style structure, one small storage container and one shipping style container.  These are sited in connection with the running and maintenance of the football ground/team.

HISTORY

None.

DEVELOPMENT PLAN

Within the settlement limit.  Policies GDP1 and PS2 are relevant. 

CONSULTATIONS

Community Council: 
Supports.


Local Members: 
Councillor Coleman supports the application.


Cllr Moysen notified 09.07.2007.

Highways:
No objection.

Other representations: 
1 letter of objection received raising the following concerns:

· Football activities at the playing field cause parking problems on Eglwysfan.

· Storage cabins/containers are an eyesore.


1 letter of support received.



Site Notice:
Expired 01.08.2007
SPECIAL CONSIDERATIONS

Background:  The site is an established playing field maintained by the Council.  Cefn United Football Club has leased part of the site from the Council over a 25 year period.

Parking:  The playing field entrance is situated off Eglwysfan, a cul-de-sac of 11 number dwellings.  During football training/games, this area is used for parking.  This application is purely for the siting of 3 number storage containers and not for the use of the site as such the issue of parking cannot be considered (although I am happy to add a note to applicants reminding him to park considerately.

Amenity:  The units are situated in the south western corner of the playing field under an existing line of trees that bound the site.  They  are painted dark green and blend in with this line of trees.  I do not consider that the storage units cause a detriment to the openness of the site or to the residential amenity to residents on Egwysfan.  However it would be necessary to impose a temporary condition.

[image: image4.jpg]



Conclusion: The units are situated in the corner of the playing field and partly screened by the boundary trees I recommend that the application be granted subject to a temporary condition.

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 structures shall be retained in a dark green colour for the duration of this permission.
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 /0859
COMMUNITY:
Cefn
WARD:

Cefn
	LOCATION:
 Central Garage King Street Acrefair Wrexham 

DESCRIPTION:
Relaxation of condition 1 of planning permission code no. CB01695 to seek permission for 2 no. additional vehicles (8 in total) to operate from the premises.
APPLICANT(S) NAME:
   D Jones & Son

	DATE RECEIVED: 

09/07/2007
CASE OFFICER: 

SJG
AGENT NAME:

D Jones & Son



_____________________________________________________________________

THE SITE

The site is between residential properties and has access from King Street and contains a shed (320m2) and an office/toilet building (52m2).  It is equipped with external lighting and a bus wash facility.
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PROPOSAL

Is for variation of condition 1 of the 1998 planning permission as follows:

1. No more than six mini-buses/coaches/buses shall be operated from the site.  Reason:  the premises are closely adjoined by residential properties and it is considered necessary to strictly control the nature and intensity of the use of the premises in the interests of the amenities of the area.

Variation applied for:  2 additional vehicles (8 in total)

The application as submitted sought to vary condition 2  but following discussion with the applicants that part of the application is withdrawn.

A site layout plan has been supplied showing the parking areas for buses within and adjoining the building, plus staff parking space for 12 cars.  

APPLICANT’S SUBMISSIONS

The site was developed in the 1920’s as a haulage yard and has been in use for similar purposes since then.  They have recently bid for additional local service and school contracts within the Wrexham area, and hope to take on 3 additional staff, over the 11 already employed at the site.  Operations are Monday to Saturday only, excluding Bank Holidays.

RELEVANT HISTORY 

CB01695
Permanent permission for bus garage


Granted 9/2/1998

CB03532
Extension to building and variation of conditions.  Refused 8/11/1999


DEVELOPMENT PLAN

Within settlement limits. Policies T8 and GDP1 of UDP are relevant, together with LPGN 16. 

CONSULTATIONS

Cefn C Council:
Support

Local Members: 
Consulted 10/7/2007

Highways:
No objections

Public Protection:
No comments

Wales& West Utilities:
Gas main runs along road

Site Notice:
Expired 6/8/2007

Other representations:
Adjoining occupiers notified 17/7/2007. 


1 objection received on grounds of:

a. Proposal will be detrimental to highway safety in terms of increased congestion on the highway and within the site, affecting both motorists and pedestrians

b. Detrimental to residential amenity by increased noise and disturbance during extra hours and additional vehicles

c. Detrimental impact on character of the area, with buses stopping to gain access, increased staff parking and derelict caravan on site.  

d. Previous application to extend capacity and hours was refused- no change in circumstances

e. Original conditions were imposed to protect residential amenity and highway safety and should not be changed

f. Enforcement action should be taken with regard to current breaches on site

SPECIAL CONSIDERATIONS/ ISSUES

Impact on residential amenity:  The two extra vehicles applied for represent a modest increase in the permitted number of vehicles based at the site, which include mini-buses and small coaches.  I am not convinced that this increase would bring about a significant increase in noise, fumes and disturbance.

Highway safety:  The site has access on to a classified highway subject to a 30 mph speed limit.

The site has an existing permission for 6 vehicles. The proposal seeks to extend this to 8 vehicles; an increased traffic generation of 33%. However, in terms of numbers, this only equates to 8 extra movements per day.

It is essential that any vehicles entering or leaving the site do so in a forward gear. In a southerly direction visibility is approximately 30m which is below the requirements of TAN 18. There would appear to be adequate space provided to permit the parking and turning of buses within the curtilage of the site. The highway authority advises that there are no recorded accidents in the vicinity of the site access.

Given that the site has operated since 1998 without any recorded accident problems I consider that the likely increase in traffic generation will have no detrimental effect on the adjacent highway. The plan submitted with the application indicates a practical arrangement for the layout of the site and I have no reason to conclude that the proposal would be detrimental to highway safety.

Enforcement Issues:  I am not aware of any current breaches of planning control at the site. Complaints have been investigated but it was concluded that no breaches were occurring. 

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
Not more than eight mini buses/coaches/buses shall be operated from the site and they shall be stored on site in accordance with the submitted plan.  For the avoidance of doubt, no commercial vehicles shall be parked in the area shown for staff on the approved plan.
REASON(S)

1.
To safeguard the amenities of the adjoining dwellings.
NOTE(S) TO APPLICANT
Conditions 2-6 of planning permission CB01695, attached to this decision notice, remain in force.

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

Please note the attached comments from Wales and West Utilities.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0865
COMMUNITY:
Llangollen Rural
WARD:

Llangollen Rural
	LOCATION:
The Bwthyn Methodist Hill Froncysyllte Llangollen 

DESCRIPTION:
Demolition of bathroom and lean-to storage and front porch and erection of single storey rear extension and two storey side extension
APPLICANT(S) NAME:
Miss J Hart 


	DATE RECEIVED: 

10/07/2007
CASE OFFICER: 

LB1
AGENT NAME:

G M Stevens



_____________________________________________________________________

SITE 

Semi detached property 

[image: image55.png]



PROPOSAL

Demolition of bathroom and lean-to storage and front porch and erection of single storey rear extension and two storey side extension.

HISTORY

None.

DEVELOPMENT PLAN

Lies within settlement limit, GDP1, PS2, LPGN 20, 21 & 16 apply.

CONSULTATIONS

Community Council: 
No objections

Local Member: 
Consulted 11/07/07

Other representations: 
One letter of objection received.  The applicant is in dispute with the neighbouring landowner in relation to the location of the boundary between the properties, it is believed the widening of the access encroached onto land not in the applicant’s ownership.

Site Notice:


Expired 01/08/07

SPECIAL CONSIDERATIONS

The site:  The property lies on Methodist Hill and the site is steeply sloping.  A large summerhouse has been erected in the rear garden, as it lies within 5 metres of the property the building requires planning permission; it has been agreed to include this on this application.  The applicant, at the beginning of the year constructed a vehicle access to the side of the property; this did not require planning permission however a boundary dispute between neighbouring properties has arisen as a result.

Design and Amenity:  The design of the extension is in keeping with the existing property.  The two storey side extension replaces an existing single storey extension, it is set back from the front of the property and is lower than the existing ridgeline.  The rear extension incorporates part of the existing rear extension and unifies the design.  Neither of the proposed extensions will create any overlooking to neighbouring houses.

Parking:  There is one parking space to the side of the property on the land that is currently under dispute of ownership, however as there is no increase in the proposed number of bedrooms there is no requirement for additional off street parking spaces at the property.

Other considerations: The issue of land ownership is not one that comes under the jurisdiction of planning control.  However I recommend that note to the applicant be included in any permission reminding them that the permission does not authorise encroachment upon neighbouring property.

The summerhouse that has been erected in the rear garden does not have any detrimental impact on the neighbouring houses, however a condition ensuring that the use is incidental to the dwelling house is appropriate.

Conclusion:  The proposed extension and summer house are acceptable in terms of scale and design and the impact on neighbouring properties and I therefore recommend that permission is granted.

P/2007 /0865
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 summerhouse erected under this permission shall be used only for a purpose incidental to the use of that dwelling as a single dwellinghouse.
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 ensure that the premises are not used in an overintensive manner likely to cause nuisance or disturbance to the occupiers of nearby 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 permission hereby granted does not authorise encroachment upon, or interference with, the adjoining property.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0868
COMMUNITY:
Broughton
WARD:

New Broughton
	LOCATION:
 8 Bersham Road New Broughton Wrexham 

DESCRIPTION:
Side extension above bathroom and alterations to kitchen roof.
APPLICANT(S) NAME:
 Eileen Thomas 


	DATE RECEIVED: 

10/07/2007
CASE OFFICER: 

PF
AGENT NAME:

Blue Print



_____________________________________________________________________

SITE
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PROPOSAL

The proposal is to extend on the first floor above an existing flat roof extension.  The extension will measure 1.9 metres by 3.6 metres with a matching roof and will infill a gap between the site and no. 6 Bersham Road.  a modified lean to roof is proposed over the kitchen at the rear.

HISTORY

None.

DEVELOPMENT PLAN

Within the settlement limit.  Policies GDP1 and PS2 apply.

CONSULTATIONS

Community Council: 
Consulted 10.07.2007.  No observations

Local Member: 
Notified 10.07.2007
Other representations: 
1 letter of objection received raising the following concerns:

· The extension would prevent the occupiers of No. 6 Bersham Road installing an en-suite bedroom window.

· Access to the gable of No. 6 Bersham Road would be reduced.

Site Notice:
Expired 01.08.2007
SPECIAL CONSIDERATIONS

Design: The scheme is in keeping with the existing dwelling and will build above a flat roof extension.  The proposal seeks to join onto the gable of the neighbouring property (No. 6 Bersham Road).  The neighbour has indicated that he intends to install a window on that gable. I do not consider that account should be taken of the impact that the extension will have on window that does not exist.  It should be noted that the neighbour does not necessarily have the right to place a window facing onto a neighbouring property.   

In any case, the application is being made within the boundary of No.8 Bersham Road and I do not consider any valid planning reason to refuse the application.  However, the applicant will need to carry out the procedure set out in the Party Wall Act 1996 to serve notice before works are carried out on the gable elevation.  The Party Wall Act does not form part of the planning legislation. 

Conclusion: I consider that this development will lead to an improvement to the appearance of the existing dwelling and I see no planning reason to refuse this application.  I therefore recommend accordingly.

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.
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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0870
COMMUNITY:
Minera
WARD:

Minera
	LOCATION:
 Land off Old Smelt Road Coedpoeth Wrexham 

DESCRIPTION:
Erection of 2 no. two bedroom bungalows with integral garage
APPLICANT(S) NAME:
 E Rogers 


	DATE RECEIVED: 

10/07/2007
CASE OFFICER: 

MP
AGENT NAME:

G  Raymond Jones & Associates
Mr M Davies



_____________________________________________________________________

SITE

A vacant plot of land.
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PROPOSAL

A full application for the erection of a pair of semi-detached bungalows with integral garages.

HISTORY

P/2006/0234  
Renewal of outline planning permission for election of dwelling (previously granted under code no. P/2003/0116).  Granted 26.4.06

P/2003/0116
Outline application for the erection of one detached dwelling and construction of new vehicular and pedestrian access.  Granted 7.4.03

Cwm Machno

P/2007/0218
Two-storey extension for use as separate self-contained dwelling.  Granted 24.5.07
Land at Rosebank – adjacent to the site.

P/2006/1270
Outline application for residential development. Refused 7.12.06 – on highways grounds.

DEVELOPMENT PLAN

Inside settlement limit.  Policies PS2, GDP1 and H2 are applicable.

CONSULTATIONS

Community Council: 
Notified 11.7.07

Local Member: 
Notified 11.7.07

Adj Community Council:
Notified 9.8.07

Adj Local Members:
Notified 9.8.07
Highways: 
Recommend refusal due to the number of dwellings already served off this unadopted road, the substandard nature of the road serving the site and there is restricted visibility at the junction with the A525

Public Protection:
Recommend condition requiring a scheme to deal with potential contamination.

Environment Agency:

No comments.  Standard advice applies.

CPAT:
It appears no known archaeological features will be affected by the work.

Ramblers Association:
Notified 18.7.07

Other representations: 
4 letter of objection received expressing the following concerns;

· Old Smelt Road is in poor condition and is an unsuitable access for more dwellings;

· Old Smelt Road gives pedestrian access to four footpaths, all of which are regularly used;

· There is no pedestrian pavement and no vehicle passing place;

· Old Smelt Road is busy – serving as an access to a commercial premises;

· It access directly onto the A525 onto which it would be unlawful to reverse;

· Old Smelt Road is maintained by the residents.  It would not be able to cope with the extra traffic and serving an extra two dwellings;

· Traffic won’t be able to turn around on the site;

· Development (especially during construction) will result in vehicles parking in unsuitable places.  Vehicles parking adjacent to Old Smelt Road onto the High Street is causing a hazard, visibility is a problem turning right to leave Old Smelt Road and this would get worse with an increasing numbers of residents parking close to the entry;

· The development would be unsatisfactory and undesirable having regard to the substandard nature of the approach road of Old Smelt Road being used as the main access.

Site Notice:


Expired 8.8.07

SPECIAL CONSIDERATIONS

Layout and design: The layout does not provide the full 22 metre separation distance to two properties 45 and 47 Nantlais.  With regards to number 45, the orientation of the property relative to the proposed dwellings, the position of an existing domestic garage and the existing boundary treatment are sufficient to ensure the privacy of this property will not be unacceptably compromised.

The fence along the rear boundary of no.47 is (based on the submitted plans) 1.8 metres high as measured from the garden of the property.  It is however only around 1.6 metres as measured from Smelt Road.  Notwithstanding this and the slight difference in finished floor levels between this property and the proposed dwellings I am satisfied that the layout will not afford direct views into habitable rooms or the garden area of the existing dwelling.  

The height of the proposed dwellings is such that it is unlikely future occupiers would be able to create additional habitable rooms in the roof space and through the installation of rooflights (which are normally permitted development) reduce the privacy of existing properties.  Nevertheless I think it would still be expedient to withdraw permitted development rights to ensure the Council has control over any changes that may impact upon the privacy of the bungalows on  Nantlais.
Highways: The principal objections to this development are on highway grounds.  Members will recall the recent grant of permission for a new dwelling further along Old Smelt Road at Cwm Machno.  There were concerns about highway safety when this proposal was being considered. 

Old Smelt Road is considered unsuitable to serve as a means of access to the site for a number of reasons;

i) It is narrow, there are no turning facilities along the road and it has no pedestrian footway;

ii) It serves 4 dwellings at present and a haulage business.  Roads serving more than 5 dwellings are generally required to be to adoptable standards.  Existing permissions already permit a further 2 dwellings to be served off this road.

iii) Visibility at the junction with the A525 is inadequate.  The splays are currently approximately 2.4m x 10m, where as 2.4m x 56m would be required to accord with TAN18.  It is unlikely the applicant or other users of Old Smelt Road will be able to secure improvements to visibility owing to the fact that the required splays cross third party land.

The proposed development increases the number of dwellings served by Old Smelt Road to 7.  I am of the opinion that further incremental increases in the number of dwellings served by Old Smelt Road is undesirable and will put further pressure on a substandard means of access, increasing the danger to all highway users.  

The application site is crossed by Public Footpath 32, which appears to follow the course of what would be the rear boundary of one of the proposed plots.  The development does not appear to make provision for the footpath, however I am satisfied that with minor amendments, the route of the footpath could easily be accommodated by the scheme.  

Conclusion: The proposals will result in an increased use of a substandard driveway and access.  This would put all highway users at risk, therefore the development is contrary to policy GDP1(d).
RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The site is accessed from the A525 by means of a narrow unadopted road which already serves 4 dwellings and a business.  It is substandard in with and junction layout to serve as a means of access to further residential development, therefore the proposals are contrary to policy GDP1 (d) of the Wrexham Unitary Development Plan.

2.
There is restricted visibility at the junction of Old Smelt Road and the A525 High Street and permitting development that increases the use of the access would increase the likelihood of danger to all highway users, contrary to policy GDP1 (d) of the Wrexham Unitary Development Plan.

_____________________________________________________________________

	APPLICATION NO:
P/2007 /0884
COMMUNITY:
Gwersyllt
WARD:

Gwersyllt East & South
	LOCATION:
Land adjacent to Gresford Colliery Club Blue Bell Lane Pandy Wrexham 

DESCRIPTION:
Construction of prefab car wash with associated driveways and vending kiosk
APPLICANT(S) NAME:
   Wrexham Car Wash Ltd

	DATE RECEIVED: 

13/07/2007
CASE OFFICER: 

MP
AGENT NAME:

Design Mix Ltd Architects



_____________________________________________________________________

SITE 

The land lies adjacent to the Gresford Colliery Club off Bluebell Lane.
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PROPOSAL

As above.  This development would replace the existing temporary structures associated with the hand car wash business currently based on the site.

HISTORY

P/2005/0599
Hand car wash with portacabin for use as customer waiting, staff mess area, office and toilet.  Granted 25.7.05 (temporary planning permission).

P/2007/0546
Conservatory display show area and sales office.  Granted 2.7.07 (adjoining site)
DEVELOPMENT PLAN

Inside the settlement limit.  Policies PS2 and GDP1 apply.

CONSULTATIONS

Community Council: 
Object for highways reasons as there is another acce4ss entrance to the site concerned which is very close.  

Cllr E C George: 
Has concerns that the main road will be affected due to traffic waiting for the wash will back up causing cars to queue on the main road.   


Cllr D J Griffiths:

Notified 16.7.07
Highways:
No objections to the development itself but visibility at the access to the site is substandard.  Recommend refusal on this basis.  

Public Protection:

Recommend condition limiting noise from  the site.

Environment Agency:

No comment.  Standard advice applies.

Welsh Water:
Request planning conditions to control the drainage from the site.

Other representations: 
Nearby occupiers notified 17.7.07

Site Notice:


Expired 8.8.07

SPECIAL CONSIDERATIONS

Background: The existing hand car wash business was established in 2005. Whilst there was no objection to the principle of the development, it was granted a temporary 3 year planning permission (which expires on 31 December 2007) to allow the Council time to monitor the impact of the development.  

The current proposals include the replacement of the existing temporary buildings with a pre-fabricated steel frame and glass car wash building.  It will also incorporate an integral plant room, staff room and toilet block.  Externally there will be up to 4 vacuum cleaners to allow customers to clean the inside of their cars.  A kiosk will also be provided where customers will pay.  The kiosk will also serve drinks.

Amenity: The nature of the business is unlikely to change significantly as a result of the proposals.  I am unaware of there being any complaints about the operation of the existing business and am therefore confident the development now proposed is unlikely to adversely impact upon nearby occupiers (approximately 50 metres distant).  

The hours the existing business can operate are restricted to 08.00-18.00 hours Monday to Saturday, and 09.00-16.00 hours on Sundays and Bank Holidays.  The noise levels are also restricted by condition.  I propose applying the same restrictions to the current proposals.

Visual impact: The proposed car wash building will a pre-fabricated steel frame and glass structure.  It will also incorporate an integral plant room, staff room and toilet block. The design of the building and the layout of the site are acceptable and will not impact significantly or adversely in the visual amenity of the area.  I am waiting for full details of the kiosk to also be submitted, however it is unlikely to be of a size or scale to adversely impact upon visual amenity.  If full details have not been submitted by the time application is due to be determined, I will attach a condition requiring the details to be submitted for approval prior to its erection on the site.  
Highways: I am unaware of the existing business causing highway problems.  With the exception of the new buildings, I do not anticipate the operation of the new business to differ significantly from the existing one.  The proposed plans indicate that the site will be provided with a one way system with vehicles travelling around it in a clockwise direction to access the car wash.    

Highways have expressed concern about the proposed access into the site.  The applicant’s agent has been advised on these comments.    It would appear possible within the Colliery Club site to provide an alternative access to the site.  

Conclusion: The proposals are generally acceptable, however the access arrangements need to be improved before I can support the application.  

RECOMMENDATION A

Permission is refused for the following reason:

1 There is restricted visibility at the proposed access and consequently the development would increase the likelihood of danger to road users, contrary to policy GDP1(d) of the Wrexham Unitary Development Plan.

RECOMMENDATION B

If amended plans are submitted that planning permission is granted subject to appropriate conditions.

CONDITION(S)

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

2.
No use of the development shall be made before 0800 hours or after 1800 hours Monday to Saturday, and before 0900 hours or after 1600 hours on Sundays and Bank Holidays.

3.
The rating level of any noise generated by reason of this development shall not exceed the pre-existing background level by more than 3dB(A).   The noise levels shall be determined at the nearest 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".

4.
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.

5.
Notwithstanding the provisions of planning permission code no P/2005/0559 granted 25 July 2005 all other structures located within the application area, other than those permitted by this permission, shall be removed prior to the first use of the car wash building hereby permitted.

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. A scheme of boundary treatment shall be submitted to and approved in writing by the Local Planning Authority.  The works shall be carried out strictly in accordance with the approved scheme prior to the first use of the development hereby approved.

REASON(S)

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

2.
To protect the amenities of nearby properties.

3.
To protect the amenities of nearby properties.

4.
To ensure that the development fully complies with the appropriate policies and standards.

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

6.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

7.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

_____________________________________________________________________

	APPLICATION NO:
P/2007 /0896
COMMUNITY:
Caia Park
WARD:

Smithfield
	LOCATION:
Roundabout  Tesco Holt Road Wrexham 

DESCRIPTION:
Display of sponsorship signs (renewal of planning permission code no. P/2006/0940).
APPLICANT(S) NAME:
Mr John Bradbury Wrexham County Borough Council

	DATE RECEIVED: 

17/07/2007
CASE OFFICER: 

CB
AGENT NAME:

Wrexham County Borough Council
Mr John Bradbury



_____________________________________________________________________

SITE 

As above.

[image: image59.wmf]Existing dwelling

Proposed 

infill plot

Settlement limit

Former railway line

now being converted to

a 

cycleway/

footway


[image: image60.png]



[image: image61.png]



[image: image62.png]



[image: image63.wmf]New garage


PROPOSAL

As above.

HISTORY

P/2004/0628 
Display of sponsorship signs Granted 12 months temporary permission 26/07/2004 subject to conditions.

P/2006/0940    Display of sponsorship signs (renewal of temporary permission code no.P/2004/0628) Granted 12 months temporary permission 2/10/2006 subject to conditions

DEVELOPMENT PLAN

Within the settlement limit of Wrexham, Policy GDP1 and LPNG1 both apply.

CONSULTATIONS

Community Council: 
No objection

Local Member, (Cllr Stubbs):
Concerns raised in regards to width and height of the sign in terms of its impact on visibility to vehicles on the roundabout.

Local Member (Cllr Humberstone)  
Notified 18th July 2007

Other representations:
One letter of observations stating that there would be no objection providing they were not awarded to a competing food retailer. Issue raised in regards to other sponsorship signage, which was refused permission because they were considered a distraction to drivers and if this would not apply to this signage application?

Highways
No recommendations on highway grounds. 



Site Notices:


Expired 9/08/2007

SPECIAL CONSIDERATIONS

Background: The size and design and number of (4) signs would remain the same. There are only two signs existing and they measure 1.5m wide by 0.65m high. The signs are equally spaced and set back from the existing highway signs against the existing soft landscaping. The main issues relate to issues of highway safety and amenity.

Highway Safety:  Highways make no recommendations and I agree that there is no issue of highway safety

Amenity:  The existing signs are set back from the directional highway signage and are softened by the soft landscape planting and do not detrimentally affect the visual amenity of the surrounding area.

RECOMMENDATION     That  permission be GRANTED
CONDITION(S)

1.
Any advertisements displayed, any site used for the display of advertisements, shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.

2.
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.

3.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the Local Planning Authority.

4.
No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission.

5.
No advertisement shall be sited or displayed so as to obscure or hinder the ready interpretation of, any road traffic sign.
REASON(S)

1.
To comply with the Town and Country Planning (Control of Advertisements) Regulations 1992.

2.
To comply with the Town and Country Planning (Control of Advertisements) Regulations 1992.

3.
To comply with the Town and Country Planning (Control of Advertisements) Regulations 1992.

4.
To comply with the Town and Country Planning (Control of Advertisements) Regulations 1992.

5.
To comply with the Town and Country Planning (Control of Advertisements) Regulations 1992.
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".
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0902
COMMUNITY:
Coedpoeth
WARD:

Coedpoeth
	LOCATION:
 Coedpoeth Health Centre Smithy Road Coedpoeth Wrexham 

DESCRIPTION:
New car park to provide 5 no. disabled parking bays.
APPLICANT(S) NAME:
   North East Wales NHS Trust

	DATE RECEIVED: 

19/07/2007
CASE OFFICER: 

PF
AGENT NAME:

T A C P



_____________________________________________________________________

SITE
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PROPOSAL

The proposal is to create a parking area designated specifically for disabled users.  The site is sloping and regrading and excavation is proposed to allow for the car park.  A new access onto Heol Glyndwr is also proposed.

HISTORY

None.

DEVELOPMENT PLAN

Within the settlement limit.  GDP1 and PS2 apply.

CONSULTATIONS

Community Council:

Consulted 19.07.2007

 



Local Member:

Notified 19.07.2007

Highways:

Consulted 19.07.2007
Other representations: 
16 adjoining occupiers notified.  1 letter of objection received raising the following concerns:

· 5 additional parking bays are woefully inadequate to alleviate parking problem along Smithy Road.

Site Notice:



Expired 13.08.2007

SPECIAL CONSIDERATIONS

Parking:  There are currently 12 parking spaces designated within the existing health centre car park.  None of which are designated for disabled drivers.  The applicant has stated the need to provide disabled designated spaces at the lower section of the site as this will provide level access to the entrance of the building.  The existing car park does not lend itself to modification due to site levels.  To assign designated disabled spaces would reduce the number of general spaces, thus adding to the problem of on street parking.

Smithy Road, by the nature of surrounding occupiers (Penygelli Primary School and Health Centre) and the fact that the majority of the residential properties do not have off street parking means that Smithy Road does become congested.  The addition of further parking bays at a site that generates high vehicle usage will lead to some improvement of this situation.

Highways:  Access is proposed onto Heol Glyndwr.  Visibility standards will be applied to the access.  At the time of writing highways comments were not available (see addendum).

Conclusion: I consider that the scheme will contribute to the alleviation of the congestion (perhaps albeit in a small way) along Smithy Lane and subject to further details relating to surface and boundary treatments I recommend approval.

P/2007 /0902
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.
Details of the proposed surfacing and boundary treatments shall be submitted for the written approval of the Local Planning Authority before development commences and development shall only be carried out in accordance with such details as are thereby 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0916
COMMUNITY:
Broughton
WARD:

Bryn Cefn
	LOCATION:
Land South of Glyn Heulog  Green Road Brymbo Wrexham 

DESCRIPTION:
Outline application for erection of two bedroom detached dwelling.
APPLICANT(S) NAME:
Mr Keith Jones 


	DATE RECEIVED: 

24/07/2007
CASE OFFICER: 

SJG
AGENT NAME:

Blue Print



_____________________________________________________________________

THE SITE

The site is on the west side of Green Road at its junction with Holland Road.  It consists of a triangular piece of land 38 metres long and 18 metres deep (maximum), sloping down from east to west.
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PROPOSAL

Outline permission for the erection of a 2 bedroom detached dwelling and formation of vehicular access to Green Road. All matters are reserved for subsequent approval, but the application includes a site layout plan showing a vehicular access to the south of the site and the footprint of the proposed dwelling.  

APPLICANT’S SUBMISSIONS

The development accords with the previous permission on land to the north.  The access point has been relocated as advised to provide for improved visibility.  

RELEVANT HISTORY 

P/2004/0223
Outline for 1 dwelling


Refused 1/4/2004 on highway 

grounds only.  

P/2007/0220
Outline for dwelling and access
Withdrawn April 2007


DEVELOPMENT PLAN
Within the settlement limits. Policies H2 T8 and GDP1 & LPGN 16 and 21 relevant. 

CONSULTATIONS

Broughton C Council:
Expressed concern over access issues in their comments on the previous application.  (Request that a decision on this application is deferred until after 12/9/2007.)

Local Member:
Consulted 24/7/2007

Highways:
Recommended conditions on previous application.  

Public Protection:
Comments regarding construction works

Ramblers:
No comments

Welsh water: 
Recommend conditions

Site Notice:
Expired 16/8/2007

Other representations:
Adjoining occupiers notified 26/7/2007


1 objection received on grounds of:

a. The land is not suitable for building.

b. Road is very narrow and is a busy bus route.  

SPECIAL CONSIDERATIONS/ ISSUES

Access:  This is a major issue, given the previous refusal and the narrow road, which also serves as a bus route.  Highways assessed the previous proposal on the basis that a recent speed survey determined speeds of 25mph, and that the available splays of 2m x 33 metres were acceptable.  The retaining wall will require formal approval from the highway authority, which must be no closer than 600mm to Holland Road.  A widening of the carriageway along Green Road is required, together with a new footway.  

Site Layout/Impact on adjoining dwellings:  The plan indicates an acceptable location for a small dwelling on the site in a two-dimensional aspect, but the site is steeply sloping down from east to west.  The application now gives an indication of floor/ground levels, confirming the 4 metre difference in levels from Green Road to Holland Road at the northern end of the site.  The proposed dwelling is located 18 metres from the dwelling to the north, which is below the site.  There will be issues over separation distances, but much will depend on the location of windows and height of the proposed building.  As design siting and external appearance are reserved matters this issue can be left for subsequent decision. 

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 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.
All hard and soft landscape works shall be carried out in accordance with the approved details as set out in Condition 4.  The works shall be carried out:

a)  prior to the occupation of any part of the  development;

b)  in accordance with the programme agreed with the Local Planning Authority;

c)  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.

6.
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).

7.
The site shall only be drained by means of a separate system of drainage with no surface water being discharged to the foul drain/sewer.

8.
No development shall take place until a scheme of foul drainage and surface water drainage has been submitted to and approved by the Local Planning Authority.  The approved scheme shall be complete before the development is occupied

9.
A 2m wide footway shall be constructed back from the edge of the existing highway along the full frontage of the development site prior to the occupation of the proposed dwelling.

10.
The first 5m of the access back from the highway carriageway shall be hard surfaced, shall be free of any gates and shall have a gradient no steeper than 1 in 10.

11.
The proposed access shall have a visibility splay of 2m x 39m in a northerly direction measured along the centre line 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.

12.
The proposed access shall have a visibility splay of 2m x 39m in a southerly direction 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.

13.
Details of retaining wall and road widening proposals including channel blocks 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.

14.
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.

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

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

6.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

7.
To ensure satisfactory drainage of the site and to avoid flooding.

8.
To ensure proper drainage of the site.

9.
In the interests of highway safety.

10.
In the interests of highway safety.

11.
In the interests of highway safety.

12.
In the interests of highway safety.

13.
To enable the control of matters not detailed in the application in compliance with the appropriate policies and standards

14.
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.

15.
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.
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.

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

Public footpath 4 abuts the site and must be safeguarded.

The applicant must seek approval for the siting and construction of the retaining wall prior to any development.  Please contact Mr Kelvin ARden, Strategic Planning Manager, to discuss the proposals (01978 297174).

Please note the attached comments from Public Protection Officers and Welsh Water.

Your attention is drawn to the Council's requirements for separation distances and parking provision, set out in Local Planning Guidance Notes 21 and 16 available from this office.  Further discussions should take place with the Planning Department prior to the submission of a reserved matters application.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0921
COMMUNITY:
Holt
WARD:

Holt
	LOCATION:
Garden area Bank House Frog Lane Holt Wrexham 

DESCRIPTION:
Erection of detached bungalow

APPLICANT(S) NAME:
Mr & Mrs P Hardwell 


	DATE RECEIVED: 

25/07/2007
CASE OFFICER: 

SEH
AGENT NAME:

Mr B Smith



_____________________________________________________________________

THE SITE
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PROPOSAL

As above.

HISTORY

P/2005/1475
    Erection of detached garage and workshop.   Approved 01.03.06

P/2006/0622
Demolition of garage within the conservation area. 

Approved 27.07.06

DEVELOPMENT PLAN

Within settlement limit and Conservation Area.  Policies GDP1, PS2, PS1, H2 and EC7 apply.LPG. 4 'Conservation Area', 6 ‘Access to and use of Buildings’, 16  ‘Parking Standards’ and 21 ‘Space around Dwellings’ are also relevant.

CONSULTATIONS

Community Council:

Consulted 26.07.07

Local Member:
Consulted 26.07.07

Public Protection:
Recommend Advisory notes regarding noise generated by construction process

Highways:
Consulted 26.07.07

Welsh Water:
Recommend conditions

Environment Agency:
Consulted 26.07.07

WACS:
Consulted 31.07.07

RCAHMW:
Consulted 31.07.07

FlintsHistSoc:
Consulted 31.07.07

DenbsHist Sc:
Consulted 31.07.07

CPRW:
Consulted 31.07.07

Other Representations:
3 letters of objection received:

1. Inappropriate access, particularly in relation to the traffic calming measures.

2. Visual impact.

3. The development entails the removal of an existing hedge at the side of Bank House. This hedge has been in existence for at least 30 years and is home to a variety of birds. This hedge should be retained if development goes ahead.

4. Holt does not need any more expensive houses, it needs starter homes for young people within the village.

Site Notice:


Expired 20.08.07

Advertisement:

Expired 24.08.07

SPECIAL CONSIDERATIONS/ISSUES

Background:  The application is for the erection of a single storey bungalow, garage, new access and associated parking, on the side garden area of Bank House.  The main issues to consider relate to the proposed vehicular access to the site, and loss of vegetation.

Highways/Parking:  The proposal involves utilising the existing access to the site for the new dwelling, and the formation of a new access for the existing dwelling.  Adequate on-site parking and turning circles have be demonstrated, and this would be secured by planning condition.

Design:  The dwelling is of simple design, in keeping with the character of the surrounding properties, and no negative impact on the streetscene would result.  A planning condition would be attached to any consent for further consideration of boundary treatments to ensure that all elements of the development preserve the character of the conservation area.

Residential Amenity: 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.

Vegetation:  The proposal involves the removal of conifers along the western boundary, and concerns have been raised as to the negative effect this would have on bird life in the area.  It is not considered that the conifers are of significant value to an extent that justifies retention.

Other Matter:  Matters raised relating to house values and tenure are not relevant planning considerations for this application.

Conclusion:  The proposal is acceptable in terms of scale and design, and would preserve the character of the conservation 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.
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.
Prior to first use of development, the proposed parking area and driveway shall be laid out in strict accordance with the details contained within the application documentation, and shall thereafter be retained free of all obstruction and made available for the parking of vehicles at all times.

5.
There shall be no discharge of surface water to the combined sewer system.

6.
All foul drainage shall 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.

7.
No land drainage run-off shall be permitted, either directly or indirectly, to discharge into the public sewerage system.

8.
No development shall commence until a boundary treatment scheme has been submitted to and approved in writing by the Local Planning Authority, and the development shall be carried out in strict accordance with the details as approved.

9.
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).

10.
Notwithstanding the details on the approved plan this permission relates to the construction of the dwelling only, and does not include the detached garage as shown on the plan.
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 ensure adequate on-site parking and to ensure that no deleterious material is carried onto the highway.

5.
There is insufficient capacity in the existing system to cater for additional surface water flow.

6.
To ensure the proper drainage of the site and to minimise the risk of pollution

7.
To ensure the proper drainage of the site and to minimise the risk of pollution

8.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area and to protect the amenities of the occupiers of nearby properties.

9.
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.

10.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.
NOTE(S) TO APPLICANT
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.

If a connection is required to the main sewerage system, the developer is advised to contact 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0924
COMMUNITY:
Brymbo
WARD:

Minera
	LOCATION:
 Glyn Hedd Llanarmon Road Bwlchgwyn Wrexham 

DESCRIPTION:
Two storey extension and alterations to existing dwelling.
APPLICANT(S) NAME:
 R Shuttleworth 


	DATE RECEIVED: 

25/07/2007
CASE OFFICER: 

LG
AGENT NAME:

R. Shuttleworth



_____________________________________________________________________

THE SITE
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PROPOSAL

The proposal involves the alteration of the attached storeroom, shippon and shippon loft, and a first floor extension above the store to create additional living accommodation.

HISTORY

P/2007/0794
Construction of new vehicular access to Glyn Hedd and land. Refused 15.08.07.

DEVELOPMENT PLAN

Outside settlement limit. UDP policies GDP1, H3 and PS2 apply. LPG 13 ‘Housing in the Countryside’, 20 ‘House Extensions’ and 21 ‘Space around Dwellings’ are also relevant.

CONSULTATIONS

Community Council:

Consulted 26.07.07

Local Member:
Consulted 26.07.07


Other Representations:
 One letter received raising the following concerns:

· No objection to the middle part of the property being made into a two-storey building provided there are no clearly glazed windows as these would overlook the rear patio area which would impact on privacy.

Site Notice:


Expired 20.08.07



SPECIAL CONSIDERATIONS/ISSUES

Background:  The storeroom and shippon are attached to the rear of the main dwelling and are screened from the main road by the neighbouring dwelling and the existing cottage itself. The conversion and extension will add around 94 square metres of floor area. The increase in floor area is acceptable in terms of LPG 13 as the extension will add less than 33% of the original floor area. 

Residential Amenity: The extension is in accordance with the BRE tests on daylight, and would not detrimentally impact upon the current levels of light enjoyed by the neighbouring dwelling. 

The proposal uses the existing openings on the Southeast elevation to create windows to the kitchen, bedroom and WC and a door to the utility. This elevation faces onto the neighbouring dwelling’s private patio area and the habitable room windows on the extension will be conditioned obscurely glazed to maintain the privacy of the neighbouring dwelling and prevent overlooking. On the Northwest elevation the proposed windows look out onto surrounding countryside and would not adversely affect the appearance of the landscape. 

Conclusion:  The proposed alterations and extensions are acceptable in terms of design and scale, and positively contribute to the appearance of the dwelling. The development meets the requirements of policies GDP1 and PS2, and would not adversely impact on adjoining dwellings or the appearance of the surrounding countryside and I recommend accordingly.

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.
No facing materials shall be used other than materials matching those used on the existing building.

4.
Notwithstanding the provisions of the Town and Country  Planning (General Permitted Development) Order 1995 any window or opening in the south east elevation shall only be glazed or re-glazed using obscure glass.
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 protect the amenities of the occupiers of nearby 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0925
COMMUNITY:
Ruabon
WARD:

Ruabon
	LOCATION:
  24 New Hall Road Ruabon Wrexham 

DESCRIPTION:
Single storey extension to rear of property.
APPLICANT(S) NAME:
Mr M Jones 


	DATE RECEIVED: 

25/07/2007
CASE OFFICER: 

LB1
AGENT NAME:

Blue Print



_____________________________________________________________________

SITE 


PROPOSAL

As above.

HISTORY

RUA 22838 Two storey rear extension.  Permission granted 21/03/1995.

DEVELOPMENT PLAN

Within settlement limit, GDP1, PS2, LPGN 20 apply.

CONSULTATIONS

Community Council: 
No objections providing it meets normal criteria for extensions 

Local Member: 
Consulted 31/07/07

Other representations: 
Two letters of objection received:

· The proposed extension will block light to the neighbouring properties and their gardens, which lie within shade at the present time.

· There is a large silver birch tree on the border which may be affected by the proposed extension.

· The new extension will further reduce light into the neighbouring garden affecting the plants and enjoyment of the garden.

· The plants in the neighbouring garden lie in shade due to the existing extension, a further extension would exacerbate these problems.

Site Notice:


Expired 17/08/07

SPECIAL CONSIDERATIONS

Design and amenity:  The design of the proposal is in keeping with the existing property and the neighbouring houses.  It will not create any overlooking to the properties to the rear which lie approximately 50 metres away.

The proposed extension fails the horizontal BRE test but passes the vertical test.  Whilst this would normally satisfy the requirements as stated in LPGN 20 I am of the opinion that the failure of the horizontal BRE test is such that there will be a significant loss of light to the ground floor of the adjoining properties.  The massing and length of the proposed extension is such that there is likely to be a detrimental impact on the adjoining properties, particularly in light of the fact that neither of the adjoining properties have had extensions.  In its present form I consider the proposal is therefore unacceptable.  

Amended plans have been requested to reduce the width of the single storey extension to reduce the impact on the neighbouring properties.  Details of the any new plans that are submitted and their impact on the neighbouring properties will be reported on the addendum.

The tree on the boundary lies 20 metres away and would not be affected by the proposed extension and in any case not the subject of a TPO.

Conclusions:  In its present form the proposed extension is unacceptable in that it would have a detrimental impact on the neighbouring properties and gardens and I would therefore recommend refusal for the following reason.  If amended plans are submitted and are acceptable then I recommend that permission be granted.

RECOMMENDATION A

Refuse:

The proposed extension by virtue of it size and massing will have a detrimental impact on the adjoining properties and gardens and is therefore contrary to policy GDP1 of the Wrexham Unitary Development Plan.

RECOMMENDATION B

Subject to the amended plans being acceptable, permission be granted subject to the following conditions:

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.
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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0932
COMMUNITY:
Broughton
WARD:

New Broughton
	LOCATION:
 Llainwen Berse Road Caego Wrexham 

DESCRIPTION:
Outline application for retirement bungalow and improvements to existing access.
APPLICANT(S) NAME:
Mr P Mackenzie 


	DATE RECEIVED: 

25/07/2007
CASE OFFICER: 

MP
AGENT NAME:

Mr G Roberts



_____________________________________________________________________

SITE

Part of the garden area of a detached dwelling  The land is currently occupied by a double garage with attached stable block and a separate timber frame outbuilding.

PROPOSAL

Outline application to create an infill plot for the erection of a retirement bungalow.  All matters are reserved for subsequent approval.  

HISTORY

No relevant history.

DEVELOPMENT PLAN

Outside settlement limit and in a Green Barrier.  Policies PS1, PS2, EC1 and H5 are applicable.  

CONSULTATIONS

Community Council: 
Notified 26.7.07

Local Member: 
No objections.  Requested application is reported to committee if recommendation is to refuse.


Highways:
Access shown on the plans submitted would not provide adequate visibility and will deliver little improvement in highway terms.  The application is only outline and it is considered possible to provide an access with visibility of 40m in both directions.  Conditions recommended.

Public Protection:
Recommend a condition is attached requiring a scheme to deal with potential contamination.

Other representations: 
Nearby properties notified 1.8.07

Site Notice:


23.8.07

APPLICANT’S CASE

The applicants current live in Llainwen, but would like to erect a retirement bungalow on land currently forming part of their current garden.  Close members of their family would then move into the main dwelling and would be on hand to provide care for the applicants during their retirement years.  

The applicant’s agent suggests that this proposal can be considered as an infill plot and has referred to a number of sites where permission has been granted for infill development.  He also suggests that the development of this site carries greater merit than other infill developments in meeting the objectives set out in policies H5 and GDP1.

SPECIAL CONSIDERATIONS

Policy:  The site is outside of a settlement limit where there is a presumption against the erection of new dwellings unless: 

i) Proposals are for the conversion of suitable existing buildings;

ii) The subdivision of an existing dwelling;

iii) The replacement of an existing dwelling;

iv) They are to meet the essential needs of an agricultural/forestry business;

v) They provide affordable homes to meet an identified local need or 

vi) The proposal constitutes infill.  

I do not agree with the applicant’s appraisal. Infill is defined as the development of not more than two dwelling in a small gap within a well developed built frontage. There is a substantial gap (60m+) and clear visual break between the last dwellings inside the settlement limit and Llainwen, which is reinforced by the former railway line. Additionally, there are only two dwellings fronting the north side of Berse Road before there is another gap of almost 50 metres to the Arriva bus depot.  Llainwen does not, in my view, form part of a ‘well developed built frontage’ and consequently the application site does not constitute a ‘small gap’ in such a frontage.  The proposals do not accord with policy H5 and Local Planning Guidance Note 13 and constitute the erection of a new dwelling outside of a settlement limit and would harm the openness of the Green Barrier.     

Whilst I am aware that permission has been granted for infill developments elsewhere in the County Borough, each application is considered on its own merits following an assessment of the site and its relationship with its surroundings. I do not believe my views in this particular case mean that the Council’s approach to ‘infill’ development is inconsistent.  

Highways:  I recognise that the proposals present an opportunity to bring about access improvements.  Whilst this is a material consideration, in my opinion it does not carry enough weight to enable me to recommend the policies of the Unitary Development Plan are set aside.

It appears that the highway visibility requirements associated with the new access/driveway would require removal of almost all of the vegetation screen along the road frontage.  The screen contributes significantly to the character of the area along this section of the B5101, concealing Llainwen and Stansfield.  I consider the loss of vegetation and increased dominance of buildings from additional development would have an adverse impact upon the character of the area.

Other issues:  I understand the Community Council will not be meeting until the 12th of September and have requested additional time to respond with their views on applications in their area.  In this particular case, it would further the delay the issuing of a decision.  I appreciate the value of any views the Community Council may have, and it is therefore regrettable that they have not been able to respond.  It is however my opinion that the application is very clearly contrary to policy and it is unlikely the Community Council will identify any additional issues that would lead me to view this proposal differently.

Conclusion:  The development does not constitute infill and as such does not accord with policies PS1, PS2, EC1 and H5. 

RECOMMENDATION     That  permission be REFUSED
REASON(S)

1.
The proposal does not constitute in-fill development in accordance with Policy H5 of the Wrexham Unitary Development Plan.  The erection of a new dwelling in this location would constitute residential development outrside of a defined settlement limit contrary to policy PS1 of the Wrexham Unitary Development Plan.

2.
The proposed dwelling will result a form of development which would harm the openness of the Green Barrier which would be contrary to policy EC1 of the Wrexham Unitary Development Plan.

3.
The development, by way of the proposals to improve access, is likely to give rise to a loss of hedges and trees that contribute to the visual amenity of the locality.  As such the proposals would have a material and detrimental impact upon the character of the area, thus being con trary to policies PS2 and GDP1(a).

_____________________________________________________________________

	APPLICATION NO:
P/2007 /0935
COMMUNITY:
Rhos
WARD:

Pant
	LOCATION:
 Land at Erw Las Rhosllanerchrugog Wrexham 

DESCRIPTION:
Change of use from residential to cemetery grounds
APPLICANT(S) NAME:
   Rhosllanerchrugog Community Council

	DATE RECEIVED: 

26/07/2007
CASE OFFICER: 

SJG
AGENT NAME:

Rhosllanerchrugog Community Council



_____________________________________________________________________

THE SITE

The site is at the end of Erw Las and has an area of 0.66 hectare. 


PROPOSAL

An extension to the village cemetery.  All access would be from the existing cemetery grounds, and as part of the proposals a section of highway and public footpath 29 would be closed off.  A detailed environmental report has been supplied.  There would be some tree felling to provide access between the existing and proposed sites.  

An access statement has been supplied.  They state that the cemetery is in a good central location with wheelchair access from 2 points.  

RELEVANT HISTORY 

P/2005/1460
Change of use to cemetery grounds

Withdrawn 14/2/2006



DEVELOPMENT PLAN

Within the settlement limits Policies CLF2 and GDP1 of UDP are relevant. 

CONSULTATIONS

Rhos. C Council:
(applicants)

Local Member:
Consulted 30/7/2007

Highways:
Recommend condition

Public Protection:
Comments

Env Agency:
Consulted 30/7/2007

Rights of way:
No objections on the understanding that Rhos CC will apply for an extinguishment order or make provision for the retention of footpath 29.  

Ramblers:
Object to stopping up of footpaths, as this is not necessary to fulfil the development.  

Site Notices:
expired 21/8/2007

Other representations:
Adjoining occupiers notified 31/7/2007


2 letters of no objection received

SPECIAL CONSIDERATIONS/ ISSUES

Public rights of way:  The Rights of Way section advise that they do not object to the application, on the understanding that the Community Council will either:

a. apply for an order to extinguish part of FP 29

or

b. make provision for the alignment of public FP 29 in the layout of the cemetery extension and make sure that it is not obstructed.

In order to obtain an order under s.247/257 it needs to be established that the stopping-up / extinguishment of the footpath and highway are "necessary… in order to enable the development to be carried out" - necessary not being the same thing as "desirable".

It is considered that this issue can be dealt with under the rights of way procedures, as it is possible for the development to proceed without complete closure of the footpath.  I would point out that there still be a walking route from Wern Las to Cemetery Road along footpath 34 and the remaining section of footpath 29 to the north.   

Impact on residential amenity:  No particular issues arise, subject to satisfactory landscaping of the site.

Highway issues:  No vehicular access is proposed from Erw Las, which has an alternative turning area to the east.  The highway authority accept that the alternative turning head is adequate and request a condition to prevent development on the adopted highway until it is formally stopped-up.  However, I recommend a note to applicant, as this relates to highways legislation.

Contamination:  The formal response of the Environment Agency to the detailed report is awaited.  

Conclusion:  This is a community facility which is required to be in the area and I believe it is an appropriate use of the land.

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.
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.

4.
All hard and soft landscape works shall be carried out in accordance with the approved details as set out in Condition 3.  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.

5.
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).

6.
There shall be no vehicular access to the site from Erw Las.
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 ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

6.
In the interests of highway safety.
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.

Public footpath 29 crosses the site and must be safeguarded or legally diverted.

No development may take place on the highway land until it is formally stopped-up.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0969
COMMUNITY:
Coedpoeth
WARD:

Coedpoeth
	LOCATION:
 Land adjacent to Waen Road Coedpoeth Wrexham 

DESCRIPTION:
Erection of 2 no. two bedroom semi-detached bungalows.
APPLICANT(S) NAME:
   Hopley Pierce & Bird

	DATE RECEIVED: 

03/08/2007
CASE OFFICER: 

SEH
AGENT NAME:

Blue Print



_____________________________________________________________________

THE SITE

Elevated plot of land, currently the side garden area 
PROPOSAL

As above.

HISTORY

No relevant history.

DEVELOPMENT PLAN

Within settlement limit.  Policies GDP1 and H2 apply. Local Planning Guidance Note No. 16 ‘Parking Standards’ and 21 ‘Space around Dwellings’ are also relevant.

CONSULTATIONS

Community Council:

Consulted 06.08.07

Local Member:
Consulted 06.08.07

Public Protection:
Consulted 06.08.07

Highways:
Consulted 06.08.07

Welsh Water:
Recommend conditions

Environment Agency: 
Consulted 06.08.07

Wrexham Access Group:
Consulted 06.08.07

Other Representations:
Verbal concerns raised over drainage for the site and overdevelopment.


Site Notice:


Expired  27.08.07

SPECIAL CONSIDERATIONS/ISSUES

Background: The main issues to consider relate to drainage and the capability of the development site to support the proposal without negatively impacting upon the visual amenities of the area.  

Design and Residential Amenity:  The dwellings are of simple design, inkeeping with the character of the surrounding properties, and no negative impact on the streetscene would result.  A planning condition would be attached to any consent for further consideration of planting schemes and boundary treatments to ensure that the development does not effect the openness or appearance of the area.

The proposed dwellings have been situated within the site allowing for ease of access to the rear, 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.

Highways: The site has an existing vehicular access on to Waen Road, which is an unclassified highway subject to a 30 mph speed limit. The access is seriously substandard due both to its alignment with Waen Road and the hedge either side of the access point. Visibility at the Waen Road junction on to Heol Llewelyn is substandard in a northerly direction due to the boundary hedge of En Casa. This hedge limits forward visibility for vehicles approaching this junction along Waen Road from a northwesterly direction. There is very limited pedestrian provision in the locality which given the proximity to the school and community centre is of cause for some concern.

The applicant proposes to close the existing substandard access and create three new access points along Heol Llewelyn. The carriageway width varies between 5.3 and 5.8m along the boundary of En Casa and is considered adequate to cater for the three additional access points.  It is possible to achieve adequate visibility at each of the accesses. 

Due to the substandard pedestrian provision in the locality it is considered necessary to provide footways along both boundaries of the site, and this will be secured by planning condition. This will not only improve pedestrian safety but will provide a major benefit to highway safety by increasing visibility at and near the Waen Road / Heol Llewelyn junction.

Other Matters: Welsh Water have been consulted on this application and no objection has been raised in relation to drainage for the site subject to planning conditions.

Conclusion: The proposed development is acceptable in terms of sale and design, and highway safety, and would not cause a negative impact upon the visual amenities of 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.
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.
Prior to first use of development, the proposed parking areas and driveways shall be laid out in strict accordance with the details contained within the application documentation and shall thereafter be retained free of all obstruction and made available for the parking of vehicles for the proposed development at all times.

5.
There shall be no discharge of surface water to the combined sewer system.

6.
All foul drainage shall 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.

7.
No land drainage run-off shall be permitted, either directly or in-directly, to discharge into the public sewerage system.

8.
No development shall commence until a boundary treatment scheme, to include all boundaries of the site with the highway, and all propsed boundaries within the development site, which includes the re-use/re-instatement of the existing stone boundary, has been submitted to and approved in writing by, the Local Planning Authority, and the development shall be carried out in strict accordance with the details as approved.

9.
No development shall commence until a comprehensive planting scheme has been submitted to and approved, in writing, by the Local Planning Authority.

10.
The planting scheme as approved in connection with condition no. 9 above shall be carried out and completed during the first planting season following commencement of building operations.  Such planting shall thereafter be maintained and any tree or shrubs that die or are vandalised shall be replaced with similar species.

11.
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).

12.
Details of the finished floor and ground levels shall be submitted to and approved, in writing, by the Local Planning Authority before any part of the development commences and the development shall be carried out in strict accordance with such details as approved.

13.
Prior to commencement of development, details of a 2.0 metre footway which shall be constructed back from the existing carriageway on Heol Llewelyn along the full frontage of the site for a distance of approximately 50 metres, has been submitted to, and approved in writing by, the Local Planning Authority.  The details as approved shall be fully implemented prior to first occupation of the developement.

14.
Prior to commencement of development details of a 2.0 metre footway constructed back from the existing carriageway on Waen Road along the full frontage of the site for a distance of approximately 43m, shall be submitted to, and approved in writing by, the Local Planning Authority.  The details as approved shall be fully implemented prior to first occupation of the development.

15.
Priorto first occupation of development, the existing vehicular access point shall be permanently closed to vehicular traffic.

16.
No gates shall be erected within 5 metres of the highway boundary.

17.
Prior to first use of development, pedestrian visibility splays measured from a point on the centre line of each access 2.4m back from the rear of the footway to points 3.3m either side of that point measured along the rear of the footway, within which all all obstructions to visibility shall be reduced to and thereafter maintained at a height not exceeding 0.6m above the level of the adjacent footway, shall be constructed.
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 ensure adequate on-site parking and to ensure that no deleterious material is carried onto the highway.

5.
There is insufficient capacity in the existing system to cater for additional surface water flow.

6.
To ensure the proper drainage of the site and to minimise the risk of pollution

7.
To ensure the proper drainage of the site and to minimise the risk of pollution

8.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area and to protect the amenities of the occupiers of nearby properties.

9.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

10.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

11.
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.

12.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area and to protect the amenities of the occupiers of nearby properties.

13.
In the interests of highway safety.

14.
In the interests of highway safety.

15.
In the interests of highway safety.

17.
In the interests of highway safety.
NOTE(S) TO APPLICANT
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.

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 07.30 hours to 19.30 hours Monday to Friday, between 08.00 hours and 14.00 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0971
COMMUNITY:
Acton
WARD:

Little Acton
	LOCATION:
 Land Adjoining 9 Windermere Road  Wrexham 

DESCRIPTION:
Erection of four bedroom dwelling.
APPLICANT(S) NAME:
 R H Jones 


	DATE RECEIVED: 

03/08/2007
CASE OFFICER: 

SEH
AGENT NAME:

R H Jones



_____________________________________________________________________

THE SITE


PROPOSAL

As above.

HISTORY

P/2007/0001
Outline application for erection of one dwelling. Granted 02.02.07.

P/2007/0750    Erection of detached 4 no. bedroom  dwelling. Withdrawn 23.07.07.

DEVELOPMENT PLAN

Within settlement limit.  Policies GDP1, PS2 and H2 apply. Local Planning Guidance Note No. 16 ‘Parking Standards’ and 21 ‘Space around Dwellings’ are also relevant.  

CONSULTATIONS

Community Council:

Consulted 06.08.07

Local Member:
Consulted 06.08.07

Public Protection:
Consulted 06.08.07

Highways:
Consulted 06.08.07

Welsh Water:
No objection subject to recommended conditions.

Environment Agency:
No comment to make.

Wrexham Access Group:
Consulted 06.08.07

Other Representations:
Concerns raised relating to possible loss of light to a neighbouring property at the rear of the site.

Site Notice:


Expired 27.08.07



SPECIAL CONSIDERATIONS/ISSUES

Residential Amenity: The proposed dwelling is of simple design and character, with proposed building materials that are sympathetic to the surrounding properties.  The development is in line with the adjacent properties and does not exceed them in height, and is in keeping with the overall streetscene.

The proposed dwelling has been sited within the site allowing for access to the rear of the property, and adequate private garden space has been provided. It fully meets the Council’s standards and 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. 

Highways/Parking:  The proposed access is acceptable in terms of highway safety, and adequate on site parking has been provided, which will be secured by condition together with a dropped kerb crossing and strengthened crossing.

Conclusion:  The proposed development would not negatively impact upon the visual or residential amenities of the area, and I recommend accordingly.

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 ridge height of the proposed dwellings shall not exceed the ridge height of the adjacent dwellings.

5.
The proposed privet hedge along the boundary hedge fronting the development site along Windermere Road shall be retained so as not exceed 1.0m in height.

6.
Prior to first use of the development, a centrally located access shall be formed to a minimum width of 2.6 metres wide, and a visibility splay shall be provided from the proposed of 2.0m x 33m in both directions measured to the nearside edge of the adjoining highway, in which there shall be no obstruction in excess of 1.0m in height.

7.
Prior to first use of  development, the proposed parking area and driveway shall be laid out in strict accordance with the details contained within the application documentation, and shall thereafter be retained free of all obstruction and made available for the parking of vehicles.

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

9.
All foul drainage shall 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 in-directly, to discharge into the public sewerage system.

11.
The existing hedge along the southern boundary shall not be reduced in height, and shall be permanently retained unless otherwise agreed in writing by the Local Planning Authority.

12.
 No development shall commence until details of the boundary treatments for the North and West of the site have been submitted to and approved in writing by, the Local Planning Authority, and the development shall be carried out in strict accordance with the details as approved.

13.
Notwithstanding the provisions of the Town and Country  Planning (General Permitted Development) Order 1995 any window or opening in the south elevation shall only be glazed or re-glazed using obscure glass.

14.
The planting scheme hereby approved shall be carried out and completed during the first planting season following the commencement of building operations.  Such planting shall thereafter be maintained for a minimum period of five years and any tree or shrubs that dies or is vandalised during the maintenance period shall be replaced with one of a similar species.

15.
The existing oak tree shall not be felled or uprooted without the prior written consent of the Local Planning Authority.

16.
Prior to first occupation of development pedestrian visibility splays of 2.4 x 3.3m in both directions measured from the back of the footway in which there shall be no obstruction in excess of 0.6m in height shall be established.
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 ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

5.
In the interests of highway safety.

6.
In the interests of highway safety.

7.
To ensure adequate on-site parking and to ensure that no deleterious material is carried onto the highway.

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 and to protect the amenities of the occupiers of nearby properties.

12.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area and to protect the amenities of the occupiers of nearby properties.

13.
To protect the amenities of the occupiers of nearby properties.

14.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

15.
To protect trees which are of significant amenity value to the area.

16.
In the interests of pedestrian safety.
NOTE(S) TO APPLICANT
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.

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 07.30 hours to 19.30 hours Monday to Friday, between 08.00 hours and 14.00 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.
_____________________________________________________________________

	APPLICATION NO:
P/2007 /0975
COMMUNITY:
Gwersyllt
WARD:

Gwersyllt East & South
	LOCATION:
Yard at Alpine House Old Mold Road Gwersyllt Wrexham 

DESCRIPTION:
Construction of storage building
APPLICANT(S) NAME:
   ADG Windows

	DATE RECEIVED: 

06/08/2007
CASE OFFICER: 

LB1
AGENT NAME:

Joanne Taylor



_____________________________________________________________________

SITE 


PROPOSAL

As above.

HISTORY

P/2006/0556
Erection of 2 no. replacement storage containers (in retrospect) and 

relaxation of condition no. 6 of Planning Permission code no. P/2004/1541 to permit vehicular movement between 0800 - 1800 hours Mon - Sat inclusive.  Temporary permission for the containers was granted in July 2006 for a period of one year.

P/2007/0819
Retention of storage containers for a period of one year – previous 



Application.

DEVELOPMENT PLAN

Within settlement limit, GDP1, PS2 apply.

CONSULTATIONS

Community Council: 

Consulted 07/08/07

Local Member: 

Consulted 07/08/07

Other representations: 
 
Neighbours notified 08/08/07

Site Notice:



Expired 29/08/07

SPECIAL CONSIDERATIONS

Background:  The containers were granted planning permission in July 2006 for a period of 1 year in order to allow the applicants to come up with an alternative acceptable solution due to the unacceptable impact of the containers on the predominantly residential area.  The applicants have applied for an extension of one year to this permission (application 2007/0819 previous item) to allow time for construction of this storage building to replace the containers.

Design & Amenity:  The design of the storage building is essentially that of a domestic double garage with a pitched roof.  This design fits in well with the existing site as the sales building is similar in design to neighbouring houses.  It will measure 2.8 metres to the eaves and 5.8 metres to the ridgeline.  The siting of the proposal to the rear of the existing garage at Moelfryn House is the same location as the existing storage containers, this means that there will be minimal impact on the neighbouring houses.  

The doors are to be located facing ADG windows.  This will provide some screening of any activity to the neighbouring houses and will minimise any noise that may be created. 

Other considerations:  The storage building will take up no additional parking spaces than the existing storage containers leaving sufficient parking and turning facilities for the staff and customers of ADG windows.

As far as I am aware there have been no complaints from neighbouring properties with regards to noise arising from the site. This proposal does not seek to increase the existing storage facilities there is no reason to assume there will be any noise nuisance other than that potentially arising from construction.  The hours of construction can be conditioned to ensure that there is no nuisance to neighbouring houses.  

Conclusion:  The proposed storage building is of an acceptable design for its location within a residential area and will have no detrimental impact on the neighbouring properties and I therefore recommend that permission is granted.

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.
No storage shall take place in the open or any part of the site.

5.
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 1800 hours Monday to Friday, 0800 hours to 1400 hours on Saturday and at no time on Sundays and Bank Holidays.
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 residential amenity.

5.
In the interests of visual amenity.
NOTE(S) TO APPLICANT
You are advised that the planning permission hereby granted does not authorise any building over, diversion, connection or other interference with any sewer, public or private, which crosses the site.  You are advised to contact Welsh Water, PO Box 10, Treharris, CF46 6XZ (Tel: 01443 331155) in this regard, prior to undertaking any groundwork in connection with the development.  Should you be required to depart from the details hereby approved, you should contact the Council's planning department to seek further advice with regard to the submission of amended plans and / or a new planning application.

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 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.
LIST OF DELEGATED DECISIONS ISSUED

	RHO P/2001/0172
WITHDRAWN
on 06/08/2007
	 Barnett Engineering Ltd Coppi Industrial Estate Rhos Wrexham  
	Erection of temporary building to facilitate preparation of machinery and plant for further work (in retrospect)

	ERB P/2006/1463
REFUSED
on 23/07/2007
	 The Old Rectory  Erbistock Wrexham  LL13 0DL
	Listed Building consent for laying of stone floor tiles to downstairs (in retrospect)

	CHI P/2007/0341
WITHDRAWN
on 06/08/2007
	Land adjacent to Beverley Lloyds Lane Chirk Green Chirk, Wrexham  LL14 5PY
	Demolition of existing bungalow and coach maintenance building, erection of 11 No. dwellings and construction of new vehicular and pedestrian access

	GRE P/2007/0499
GRANTED
on 01/08/2007
	 The Stables Springfield Lane Marford Wrexham  LL12 8TG
	Listed Building Consent for addition of 3 no. conservation style velux windows and internal alterations to form en-suite.

	ABE P/2007/0514
GRANTED
on 30/07/2007
	 Empire Scaffolding Co. Ltd Coed Aben Road Wrexham Industrial Estate Wrexham  LL13 9UH
	Industrial and storage units.

	WRO P/2007/0547
GRANTED
on 02/08/2007
	 1 Croesnewydd Road  Wrexham  LL13 7TB
	Listed Building Consent for internal works

	COE P/2007/0566
GRANTED
on 27/07/2007
	The Barn Higher Berse Farm Higher Berse Road New Broughton Wrexham  LL11 6PL
	Listed Building Consent for conversion of existing disused milking parlour/barn to residence, associated external works including provision of garaging within part of existing coach house.

	CHI P/2007/0593
GRANTED
on 07/08/2007
	 Kronospan Ltd Holyhead Road Chirk Wrexham  LL14 5NY
	Urea silo and resin reactor .

	P/2007/0623
GRANTED
on 20/07/2007
	 Land Opposite 51 North Road Ponciau Wrexham  LL14 1HB
	Erection of 2 no. detached garages.

	OVE P/2007/0635
GRANTED
on 08/08/2007
	 7 Penyllan Street Overton on Dee Wrexham  LL13 0EE
	Change of use of part of interiors shop to coffee shop.

	ESC P/2007/0664
GRANTED
on 20/07/2007
	 71 Summerfields Esless Park Rhostyllen Wrexham  LL14 4EU
	Extensions to existing detached dwelling.

	CHI P/2007/0665
GRANTED
on 23/07/2007
	Co-op 16 Church Street Chirk Wrexham  LL14 5HA
	1 no. fascia sign and 2 no. car park signs.

	LGC P/2007/0673
GRANTED
on 23/07/2007
	 Ddol Hir Caravan Park Pandy Road Glyn Ceiriog Llangollen  LL20 7PD
	Erection of horticultural/garden store

	ESC P/2007/0683
GRANTED
on 20/07/2007
	 Land At Wrexham Road Rhostyllen & The National Trust Estate, Erddig Wrexham  
	Construction of 2 new footpaths/cycleways and erection of three footbridges.

	ROS P/2007/0689
GRANTED
on 23/07/2007
	 Nags Head Chester Road Lavister Wrexham  LL12 0DN
	Construction of external covered seating area

	ISY P/2007/0695
GRANTED
on 13/08/2007
	 Barn Farm Bowling Bank Isycoed Wrexham  LL13 9RN
	Erection of new boundary wall replacing existing gates

	LGC P/2007/0703
GRANTED
on 27/07/2007
	 6 Nascott Terrace Glyn Ceiriog Llangollen  LL20 7EP
	Change of use from butchers shop to residential use (partly in retrospect).


	PEN P/2007/0705
REFUSED
on 24/07/2007
	 Land Adjacent To 6 Wynn  Hall Terrace Plas Bennion Pen Y Cae Wrexham  LL14 1TR
	Outline application for erection of single dwelling.

	WRO P/2007/0714
GRANTED
on 01/08/2007
	Unit K Phase 2 Yale Business Village Ellice Way Wrexham  LL13 7YL
	Erection of 2 two storey units, 1 office (B1) and 1 non residential (D1) together with 18 no. car parking spaces and estate road

	LLA P/2007/0715
GRANTED
on 30/07/2007
	Mount Alyn Straight Mile Croeshowell Llay Wrexham  LL12 0NY
	Change from flat roof to pitch roof to existing garage/bedroom (in retrospect)

	ISY P/2007/0716
GRANTED
on 30/07/2007
	 Isringhausen Gb Ltd Second Avenue Redwither Business Park Wrexham  LL13 9XQ
	Portacabin on raised platform (in retrospect)

	WRR P/2007/0719
GRANTED
on 24/07/2007
	 27-31 Lord Street  Wrexham  LL11 1LS
	Erection of 2 no. shop fascia signs and 2 no. projecting signs

	GRE P/2007/0722
GRANTED
on 06/08/2007
	 Sunnycroft Borras Road Borras Wrexham  LL13 9TN
	Single storey bedroom/shower room extension to side of property

	ROS P/2007/0724
GRANTED
on 01/08/2007
	 Alfreda Chester Road Lavister Wrexham  LL12 0DF
	Loft conversion and extension above existing ground floor bedroom

	WRR P/2007/0728
GRANTED
on 23/07/2007
	 Hi Speed Tyres Caxton Place  Wrexham  LL11 1PP
	Outline application for residential development (renewal of planning permission granted under code no. P/2004/1082)

	BRO P/2007/0729
GRANTED
on 06/08/2007
	 13 Moss Hill Moss Wrexham  LL11 6ES
	Erection of replacement dwelling

	WRA P/2007/0730
GRANTED
on 23/07/2007
	 8 Lawson Road  Wrexham  LL12 7BA
	Extensions to front and rear of dwelling

	RUA P/2007/0731
GRANTED
on 02/08/2007
	 Crab Mill Pen Y Lan Ruabon Wrexham  LL14 6HT
	Extension to existing dwelling and conversion of cow byre to form additional living space, carport and change of use of land to allow for grazing of horses. Installation of septic tank/treatment plant.

	GWE P/2007/0737
GRANTED
on 01/08/2007
	 Land Adjoining Plot 2 Parsonage Farm Bottom Road Summerhill Wrexham  LL11 4TR
	Amendment to previously approved remodelled outbuildings (code no. P/2005/1153) to form ancillary residential buildings to plot no. 2.

	RUA P/2007/0739
GRANTED
on 07/08/2007
	Machine Cottage Afon Goch Ruabon Road Johnstown Wrexham  LL14 6RA
	Outline application for erection of 1 no. dwelling

	GWE P/2007/0742
GRANTED
on 06/08/2007
	Ty Newydd  Mold Road Gwersyllt Wrexham  LL11 4AQ
	Relocation of plot A22 and substitution of house type on plot A23.

	ROS P/2007/0743
GRANTED
on 01/08/2007
	Plot 11 Darland Orchard Darland Lane Rossett Wrexham  LL12 0BJ
	Erection of conservatory to rear of dwelling (in retrospect)

	ABE P/2007/0745
GRANTED
on 30/07/2007
	 Tower Engineering Ltd Ty Twr, Coed Aben Road Wrexham Industrial Estate Wrexham  LL13 9UH
	Relocation of front boundary fence to create space for outside storage.

	WRO P/2007/0748
GRANTED
on 25/07/2007
	Unit 1  Berse Road Retail Park Berse road Wrexham  LL11 2BL
	Variation of condition 3 attached to planning permission BRO/6/7909 to allow the sale of all comparision goods falling with class A1 of the Town and Country Planning (Use Classes) Order.

	WRA P/2007/0750
WITHDRAWN
on 24/07/2007
	Land adjoining 9 Windermere Road  Wrexham  LL12 8AG
	Erection of four bedroom dwelling


	RHO P/2007/0751
GRANTED
on 26/07/2007
	 7 Bangor Road Johnstown Wrexham  LL14 2SW
	Two-storey rear extension and porch to front

	LGC P/2007/0752
GRANTED
on 30/07/2007
	 Bryn Gwyn New Road Glyn Ceiriog   LL20 7HB
	Single storey extension to front of dwelling

	WRC P/2007/0753
GRANTED
on 25/07/2007
	 25 Salop Road  Wrexham  LL13 7AF
	Two-storey extension (in retrospect) and erection of car port

	CEF P/2007/0754
WITHDRAWN
on 06/08/2007
	 33 Well Street/Eagle House Cefn Mawr Wrexham  LL14 3AE
	Supply and fit solar panels to rear outrigger roof.

	WRA P/2007/0756
GRANTED
on 23/07/2007
	 76 Smithy Lane  Wrexham  LL12 8AS
	Removal of existing lean-to and erection of single storey extension.

	ROS P/2007/0757
GRANTED
on 09/08/2007
	Builders Yard Chester Yard Chester Road Lavister, Rossett Wrexham  LL12 0DF
	Erection of dwelling and construction of new vehicular access.

	MIN P/2007/0758
GRANTED
on 23/07/2007
	Land Adjoining 6 Shepherds Bush Pen y Palmant Road Minera Wrexham  LL11 3YP
	Erection of dwelling.

	ESC P/2007/0759
GRANTED
on 30/07/2007
	 Tan Y Rhiw Frondeg  Wrexham  LL14 4ND
	Agricultural implement shed

	PEN P/2007/0760
GRANTED
on 25/07/2007
	 28 Pont Yr Afon Pen Y Cae Wrexham  LL14 2PR
	Two storey extension

	ERB P/2007/0761
GRANTED
on 03/08/2007
	 White House Farm  Eyton Wrexham  LL13 0SP
	Agricultural building

	CEF P/2007/0763
GRANTED
on 20/07/2007
	 Llys Madoc Elderly Persons Home  Plas Madoc Wrexham  LL14 3LH
	Outline application for erection of two and three storey, 52 unit extra care home with ancillary and communal accommodation and associated parking.

	HOL P/2007/0764
REFUSE/GRANT
on 23/07/2007
	 Holt Lodge Hotel Wrexham Road Holt Wrexham  LL13 9SW
	Non-illuminated signs

	CEI P/2007/0765
GRANTED
on 20/07/2007
	 Llwythder Ucha Llanarmon D C Llangollen   LL20 7LB
	Conversion of redundant farm building into holiday accommodation

	GWE P/2007/0766
WITHDRAWN
on 19/07/2007
	 Rear of Bod Eirion Bottom Road Summerhill Wrexham  LL11 4TN
	Erection of dwelling (park home prefabricated dwelling) to rear, relocation of timber garage, alteration to existing vehicular access.

	WRR P/2007/0767
GRANTED
on 23/07/2007
	 11/13 Rhosddu Road  Wrexham  LL11 1AT
	Rear extension to be used for storage purposes only.

	BRO P/2007/0768
GRANTED
on 25/07/2007
	 17 Broughton Road Lodge Wrexham  LL11 5NG
	Bedroom extension above existing bathroom/kitchen

	WRA P/2007/0769
GRANTED
on 26/07/2007
	 4 Ffordd Pedrog Borras Wrexham  LL12 7PL
	Single storey conservatory to side elevation

	RHO P/2007/0770
REFUSED
on 01/08/2007
	 65 - 67 High Street Rhosllanerchrugog Wrexham  LL14 1AN
	Demolition of existing shop and erection of 2 no. 2 bedroom terrace houses.

	CHI P/2007/0771
GRANTED
on 07/08/2007
	 7 Ash Grove Chirk Wrexham  LL14 5RF
	Parking and operation of 1 no. private hire vehicle (previously granted under code no. P/2006/0655).


	GRE P/2007/0774
GRANTED
on 23/07/2007
	 Burton House Chester Road Gresford Wrexham  LL12 8NU
	Erection of garage, new roof and dormers to front of dwelling.

	CHI P/2007/0775
GRANTED
on 09/08/2007
	 50 Maes Y Waun Chirk Wrexham  LL14 5NE
	Single storey hall/cloakroom extension

	GRE P/2007/0776
WITHDRAWN
on 15/08/2007
	 2 Birch Drive Gresford Wrexham  LL12 8YZ
	Conservatory

	CEF P/2007/0777
GRANTED
on 01/08/2007
	 1 - 2 Queen Street Cefn Mawr Wrexham  LL14 3BD
	Paint over existing pebble dash exterior walls.

	BRN P/2007/0778
GRANTED
on 20/07/2007
	 Highbrook House Higher Wych Malpas Cheshire  SY14 7JT
	Extension to dwelling and construction of garage.

	HOL P/2007/0779
WITHDRAWN
on 14/08/2007
	Land at Wrexham Golf Club Holt Road  Wrexham  LL13 9SB
	Change of use of land from agricultural to form pitch and putt course for junior golfers (in retrospect).

	SES P/2007/0780
GRANTED
on 09/08/2007
	 House at Cross Lanes Hotel Cross Lanes Marchwiel Wrexham  LL13 0TF
	Conversion of existing double garage to single garage and two storey extension

	OVE P/2007/0782
GRANTED
on 06/08/2007
	 Bryn Y Pys Home Farm Wrexham Road Overton Wrexham  LL13 0HG
	Change of use of stable building (unit 1) to WC block for industrial site and alteration to vehicular access

	OVE P/2007/0783
GRANTED
on 06/08/2007
	 Bryn Y Pys Home Farm Wrexham Road Overton Wrexham  LL13 0HG
	Change of use of vacant building (unit 4) for:-

(A) Renovation of cars

(B) Food re-distribution storage facility

and alterations to vehicular access

	OVE P/2007/0784
GRANTED
on 06/08/2007
	 Bryn Y Pys Home Farm Wrexham Road Overton Wrexham  LL13 0HG
	Change of use of redundant agricultural building (unit 2) to car workshop/hire of camper van and alterations to vehicular access

	RUA P/2007/0785
GRANTED
on 13/08/2007
	 Vicarage Farm Park Street Ruabon Wrexham  LL14 6LF
	Continued use as cattery (previously granted under code no. P/2005/1399)

	HOL P/2007/0786
GRANTED
on 09/08/2007
	 1 Smithfield Cottages Smithfield Green Holt Wrexham  LL13 9AJ
	Conservation Area Consent for demolition of single storey extension and removal of garage and store/workshop

	HOL P/2007/0787
WITHDRAWN
on 19/07/2007
	1 Smithfield Cottages  Smithfield Green Holt Wrexham  LL13 9AJ
	Two storey rear extension and erection of single garage.

	GWE P/2007/0790
GRANTED
on 09/08/2007
	 Top Lodge Summerhill Road Stansty Park Wrexham  LL11 4YW
	Construction of additional dormers in roof.

	WRO P/2007/0791
GRANTED
on 23/07/2007
	 63 Mold Road  Wrexham  LL11 2AF
	Erection of boundary wall with fence panels (in retrospect)

	WRC P/2007/0792
GRANTED
on 25/07/2007
	 31 Hullah Lane  Wrexham  LL13 9AR
	Alterations and extensions to dwelling.

	MAE P/2007/0797
GRANTED
on 08/08/2007
	 Homeside Whitchurch Road Penley Wrexham  LL13 0LS
	Two storey extension

	GWE P/2007/0798
GRANTED
on 23/07/2007
	 12 Olivet Gardens Rhosrobin Wrexham  LL11 4RJ
	Ground floor extension incorporating store and living room and first floor bedrooms extension

	GRE P/2007/0801
GRANTED
on 26/07/2007
	 12 Hawthorn Road Marford Wrexham  LL12 8XJ
	Single storey extension to dwelling and replacement roof to garage


	BRY P/2007/0803
GRANTED
on 10/08/2007
	 Playing Field Cheshire View Brymbo Wrexham  LL11 5AP
	Retention of portakabin for use as dressing room facilities for Brymbo Lodge Youth Club (previously granted under code no. P/2005/0418)

	WRC P/2007/0805
GRANTED
on 14/08/2007
	 28 Goodwick Drive Abenbury Wrexham  LL13 0JY
	Erection of conservatory to rear of dwelling (in retrospect)

	HOL P/2007/0806
GRANTED
on 25/07/2007
	 10 Augusta Drive  Wrexham  LL13 9GL
	Single storey extension to side of dwelling to form additional lounge.

	GWE P/2007/0809
GRANTED
on 01/08/2007
	 4 Conway Close Park Wall Estate Gwersyllt Wrexham  LL11 4NE
	Two storey extension to side to form car port with bedrooms above.

	CHI P/2007/0814
GRANTED
on 26/07/2007
	 Sunnyside Shepherds Lane Chirk Wrexham  LL14 5PG
	First floor extension


	GWE P/2007/0816
GRANTED
on 02/08/2007
	 3 Thirlmere Court Holly Grange Bradley Wrexham  LL11 4DZ
	Ground floor extension and new boundary wall.

	CEF P/2007/0817
GRANTED
on 08/08/2007
	 9 Dolydd Lane Cefn Mawr Wrexham  LL14 3NF
	Ground and first floor extension

	WRC P/2007/0818
GRANTED
on 08/08/2007
	 19 Tower View  Wrexham  LL13 9BD
	Take down existing single storey part and erection of new 2 storey extension.

	LGC P/2007/0826
GRANTED
on 03/08/2007
	 HSBC Bank New Road Glyn Ceiriog Llangollen  LL20 7HE
	Provide DDA compliant level access to building.  Reposition entrance to provide 775mm clear access door with powered assistance.

	WRO P/2007/0827
GRANTED
on 01/08/2007
	 5 Bryn Coch  Wrexham  LL11 3DN
	Erection of garden shed and fence

	ERB P/2007/0828
REFUSED
on 13/08/2007
	Crymbal Farm Crabtree Green Park Eyton Ruabon Wrexham  LL13 0YF
	Erection of cattle shed for winter housing

	LLA P/2007/0832
GRANTED
on 08/08/2007
	 Hillside 3 Treweryn Close Llay Wrexham  LL12 0RP
	Single storey bedroom extension and garage.

	WRO P/2007/0833
REFUSED
on 08/08/2007
	 42 Ffordd Ystrad  Wrexham  LL13 7QQ
	First floor bedroom extension.

	BRY P/2007/0834
GRANTED
on 08/08/2007
	 Kimberley Pen Y Graig Road Brymbo Wrexham  LL11 5AE
	First floor extension over existing garage.

	RHO P/2007/0835
GRANTED
on 03/08/2007
	 62 Gardden Road Rhosllanerchrugog Wrexham  LL14 2EP
	Creation of new vehicular access for off road parking.

	WRO P/2007/0836
GRANTED
on 09/08/2007
	Health & Safety Executive Units 7 & 8 Edison Court Ellice Way  Wrexham  LL13 7YT
	Installation of 2 no. external air handling units

	RHO P/2007/0837
REFUSED
on 30/07/2007
	 17 Cynlas Street Rhosllanerchrugog Wrexham  LL14 1PU
	Raise roof and loft conversion

	LLR P/2007/0838
GRANTED
on 10/08/2007
	 Trevor House Llangollen Road Trevor Llangollen  LL20 7TL
	Erection of conservatory

	WRA P/2007/0846
GRANTED
on 08/08/2007
	 7 & 9 Kensington Grove  Wrexham  LL12 8AJ
	Works to neighbouring tree to include reduction in height and removal of branches overhanging no. 7


	WRR P/2007/0848
GRANTED
on 10/08/2007
	  5 Gardd Estyn  Wrexham  LL11 2SY
	Ground and first floor extension.

	GRE P/2007/0852
GRANTED
on 10/08/2007
	 18 Woodlands Road Marford Wrexham  LL12 8SP
	Erection of conservatory (in retrospect).

	WRR P/2007/0854
GRANTED
on 08/08/2007
	Britannia Building Society 10 Egerton Street  Wrexham  LL11 1LW
	New signage to update corporate image.  2 no. fascia sign with internal illumination to lettering and external illumination by 1 no. projecting sign with internal illumination to lettering only

	RUA P/2007/0855
GRANTED
on 10/08/2007
	 Moreton  Farm  Gyfelia Wrexham  LL13 0YH
	Extension to existing farm building

	WRO P/2007/0860
GRANTED
on 13/08/2007
	 8 Chapel Street  Wrexham  LL13 7DD
	Group repair work to external fabric of building.

	WRO P/2007/0861
GRANTED
on 15/08/2007
	 6 Chapel Street  Wrexham  LL13 7DD
	Group repair work to external fabric of building.

	GWE P/2007/0863
WITHDRAWN
on 08/08/2007
	Rock Cottage  Ffos Y Go Summerhill Wrexham  LL11 4TG
	Erection of detached garage with carport.

	CHI P/2007/0869
GRANTED
on 14/08/2007
	 36 Offa Lodgevale Park Estate Chirk  LL14 5BP
	Two storey side extension.

	WRR P/2007/0877
GRANTED
on 15/08/2007
	 6 Plas Acton Close Chester Road Wrexham  LL12 8ED
	Ground and first floor side extension

	LLA P/2007/0881
GRANTED
on 08/08/2007
	 Land At Alyn Industrial Estate Cefn Y Bedd Wrexham  
	1.  Remove first line of trees (5 no. sycamore, 2 no. elm, 1 no. cherry).

2.  Remove overhanging branches from oak.

3.  Remove scrub and brush.

4.  Remove other overhanging branch.

	ESC P/2007/0883
GRANTED
on 10/08/2007
	 Barn Hey  Pentre Bychan Wrexham  LL14 4EP
	Two storey rear extension to provide living accommodation and master bedroom over, replacement of existing flat roof with pitched roof to kitchen, conversion of existing garage to extend kitchen and conversion of loft to form additional accommodation.

	LLR P/2007/0888
GRANTED
on 10/08/2007
	 Cysyllte Holyhead Road Froncysyllte Llangollen  LL20 7PU
	Porch to existing dwelling.
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