Planning & Environment
Decislons Wales

Further information about us is available at

https://gov.wales/ appeal-planning-decision
PLANNING APPEAL

If you need this document in large print, on audio tape, in Braille or in another language, please
contact us on 0300 0604400

To help you fill in this form correctly please refer our Procedural guide for Wales.

Your appeal must reach Planning and Environment Decisions Wales within
6 months of the date of the Local Planning authority’s decision notice.

WARNING: (NOTE: If any of the “Essential supporting documents” listed in Section L are not
received by us within the appeal period, the appeal will not be accepted)
B : PLEASE PRINT CLEARLY IN CAPITALS USING BLACK INK |

A. APPELLANT - The name of the person(s) making the appeal must appear as an applicant on
the application form. [f this is not the case the appeal may not be registered.

Name \NICOLA PEARSON

Organisation Name (if applicable) P’A

B. AGENT (if any) FOR THE APPEAL

Name

Organisation Name (if applicable)

Reference

C. LOCAL PLANNING AUTHORITY (LPA)

Name of the LPA |1 A N] JONES

LPA’s application reference number P/2022/0459
Application form dated 2022

Date of LPA’s Decision notice (if issued) 01/05/24
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D. APPEAL SITE ADDRESS

Address |STATION HOUSE
STATION ROAD
RUABON
WREXHAM
Postcode

LL146DL

Size of the whole appeal site (in hectares)

Area of floor space of the proposed development (in square metres)

190.358

YES*

NO

Are there any health and safety issues at, or near the site which the Inspector
would need to take into account when visiting the site?
*If yes, please explain in your full statement of case (section H)

Could the Inspector see the relevant parts of the appeal site sufficiently to judge
the proposal from public land?

relevant facts?

Is it essential for the Inspector to enter the site to check measurements or other
* If the answer is ‘YES’ please explain below

NOTE: The Inspector will visit the site unaccompanied by either party unless the relevant
part of the site cannot be seen from a road or other public land, or it is essential for the
Inspector to enter the site to check measurements or relevant facts.
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E. DESCRIPTION OF THE PROPOSED DEVELOPMENT

copy of the LPA’s agreement to the change.

Please enter details of the proposed development. This should normally be taken from the
planning application form, but if the application was revised while it was with the local planning
authority for consideration, you may enter a description of the revised scheme. Please enclose a

CHANGE OF USE OFFICES TO RESIDENTIAL
A 3 BEDROOM DWELLING

YES NO

Has the description of the works changed from that entered.on the application
form?

Is flooding an issue?

Does the works affect the setting of a listed building?

Is the appeal site within an Area of Outstanding Natural Beauty?

Does the site lie within a conservation area?

Does the site lie within a green belt/green wedge?

Do you intend to submit a planning obligation (a section 106 agreement or a
unilateral undertaking) with this appeal?

SRERS J<
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F. REASON FOR THE APPEAL

This appeal is against the LPA’s decision to: Please tick which applies

|

1. | Refuse planning permission for the proposed development.

v

object.

Grant planning permission for the development subject to conditions to which you

3. | Refuse approval of the matters reserved under an outline planning permission.

Grant approval of the matters reserved under an outline planning permission subject

4. to conditions to which you object.
5 Refuse to approve any matter required by a condition on a previous planning
" | permission (other than those in 3 or 4 above).
6 The failure of the LPA to give its decision within the appropriate period (usually 8

weeks) on an application for planning permission.

G. Other Appeals

YES

NO

Have you made any other appeals, for this, or nearby land, for example, against a
refusal of planning permission?

If yes please give details, including our reference number, if known.
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H. FULL STATEMENT OF CASE

This is your only opportunity to make your case in connection with the reason for the appeal as
indicated in section F. Therefore please provide your FULL statement of case. To do this, you need
to go through the reasons for the decision (if provided), and explain why you disagree. Only the
reasons within the LPA’s decision and the reasons put forward by you at application stage should
be included on your appeal form. You should not introduce any new reasons for the appeal. Please
refer to our Procedural Guide for further information.

Please continue on a separate sheet if necessary

| ENCLOSE MY STATEMENT OF CASE.

PFDW Plannina Anneal Farm (Octaher 20211 s




H. Full statement of case.

Based on the application refusal of P/2022/0459, | wish to appeal the
decision, as it was based on external tan 11 noise data only, even though
external and internal noise data was provided.

The memorandum from lan Jones, Protection Service Manager on 29 May
stated, ‘any guidance or standards applicable to noise exposure
outdoors would not be relevant’.

The memorandum only mentions the outdoor data? Not the indoor?

So, has this decision been based on only outdoor information? As stated
above.

| refer to the internal sound survey and assessment, provided by E2
consultants.

The internal noise exposure categories (page11) are what | would like to put
forward to you all, as follows:

-Day, B, deemed as ‘noise should be taken into account when determining
planning applications and, where appropriate, conditions imposed to ensure
an adequate level of protection’.

-Night, A, deemed as ‘noise need to be considered as a determining factor in
granting planning permission’

Furthermore, the sound test was conducted without full insulating works to the
building. _

| propose to continue insulating to the required levels with the best of industry
standard materials that is available. Double or even triple glazing, insulated
plasterboard, Celotex/ Kingspan and any other insulating materials necessary
professionally applied to windows, walls, ceilings, floors and loft spaces to
mitigate the acoustic and thermal considerations associated with the platform
side of the building.

Please note that the outside monitor was placed on the rail platform to the
rear of the building, this area does not constitute the amenity, let alone a
garden area as stated by the sound report. This area is not owned by me.

Just to add, all the windows on the platform side of the building are sealed, un
opening windows, and will remain as so.

| want to invest as much as required and possible into Station House not just
as a home, but also to preserve the iconic building for the foreseeable future.

| do not foresee the ideal use as an office space is a better suited venture or
purpose, as most offices have either been relocated or replaced by home
office working and add more environmental impacts. To consider the notion
that adding more footfall traffic more vehicle traffic to what is currently a
predominantly quiet and peaceful neighborhood is somewhat

1




counterproductive.

The local community are so supportive and welcoming to the change of use
application, and as a longstanding member of the community, | have
observed over the last 40 years an unprecedented level of deterioration and
neglect, that the building has endured. Network rail have been co-operative
in implementing extra refuse bins for rail users, suggested by myself,
therefore improving the environment, of littering.

The national Welsh heritage, who approved the application, with enthusiasm
and support for the venture and restoration of an iconic building.

Thank you for this opportunity to appeal.
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I. PROCEDURE (see guidance for further information)

Appeals dealt with under Part 4 of The Town and Country Planning (Referred Applications and
Appeals Procedure) (Wales) Regulations 2017 can be considered on the basis of written
representation, a hearing, an inquiry or combined proceedings. In accordance with the Town and
Country Planning (Determination of Procedure) (Wales) Order 2017, the Planning and Environment
Decisions Wales will make a determination as to the most appropriate procedure and will review it
throughout the process.

Please tick one box only

| consider the written representations procedure is appropriate. v
| do not consider that the written representations procedure is appropriate for the

reasons given in the box below. | accept that it will be the Planning and Environment
Decisions Wales decision as to whether a hearing, inquiry or combination will take

place.

If you feel that a hearing or inquiry is needed please provide your full reasons below,
including the likely number of days you feel that the event will last and how many
witnesses you intend to call.

J. APPLICATION FOR AN AWARD OF COSTS (see guidance for further information)

YES NO
Do you intend to submit a costs application with this appeal? | V
If yes, it must be submitted below
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K. Appeal Site Ownership Details (Part 2) - AGRICULTURAL HOLDINGS CERTIFICATE
(this must be completed for all appeals)

We also need to know either the appeal site forms part of an agricultural holding.

Please tick either (a) or (b).

%]
a None of the land to which the appeal relates is, or is part of, an agricuitural holding vi
bi The appeal site is, or is part of an agricultural holding, and the appellant is the sole [‘ l
agricultural tenant ,

The appeal site is, or is part of, an agricultural holding and the appellant (or the agent)
has given the requisite notice to every person (other than the appellant) who, on the
bii | day 21 days before the date of the appeal, was a tenant of an

agricultural holding on all or part of the land to which the appeal relates as listed
below:

Tenant’s Name Date the notice was served

Please supply Tenant’s address(es) on personal details page
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L. Essential supporting documents

The documents listed in 1-6 below, must be sent with your appeal form; 7-12 must also be
sent if appropriate. If we do not receive all your appeal documents by the end of the 6 month
appeal period, we will not deal with it.

Please tick the boxes to show which documents you are enclosing.

&8

1 | A copy of the original planning application sent to the LPA
A copy of the site ownership certificate and ownership details submitted tothe [~
2 | LPA at application stage (this is usually part of the LPA’s planning application form).
3 | A copy of the LPA’s decision notice (if issued).
A site plan (preferably on a copy of an Ordnance Survey map at not less than
10,000 scale) showing the general location of the proposed development and its
4 boundary. This plan should show two named roads so as to assist the location of the
appeal site or premises. The application site should be edged or shaded in red and
any other adjoining land owned or controlied by the appellant (if any) edged or
shaded in blue. .
A list (stating drawing numbers) and copies of all plans, drawings and
5 | documents sent to the LPA as part of the application. The plans and drawings
should show all boundaries and coloured markings given on those sent to the LPA.
A list (stating drawing numbers) and copies of any additional plans, drawings and
6 | documents sent to the LPA but which did not form part of the original application
(e.g. drawings for illustrative purposes).
7 | A copy of the Design and Access Statement (if required).
5 Additional plans, drawings or documents relating to the application but not previously
seen by the LPA. Please number them clearly and list the numbers below:
g | Any relevant correspondence with the LPA.
10 If the appeal is against the LPA's refusal or failure to approve the matters resolved ‘
under an outline permission, please enclose: :
a | the relevant outline application; I
all plans sent at outline application stage;
¢ | the original outline planning permission;
The appeal is against the LPA’s refusal or failure to decide an application which
11 | relates to a condition, we must have a copy of the original permission with the
condition attached.
12 If the appeal is against the LPA’s failure to decide an application please supply a [ |
copy of the LPA’s letter registering your application.
13 A copy of any Environmental Statement plus certificates and notices relating to
publicity (if one was sent with the application, or required by the LPA).

PFNW Plannina Anneal Form (Octnher 2021) Q




‘“}""3’&' . Penderfyniadau Cynilunio
w ac Amgylchedd i
§ Planning & Environment

3 Decisions Vales

PLEASE SIGN BELOW (signed forms with all supporting documents must be received by us
within the appeal period)

| confirm that | have sent a copy of this appeal form and all relevant documents to the LPA (if you
do not your Appeal will not normally be accepted).

| confirm that all sections have been fully completed to the best of my knowledge.

| understand that you may use the information | have given for official purposes in connection with
the Town and Country Planning Act 1990 and details including my name, the site description and
my statement of case may appear online. By submitting this form | am agreeing to the use of the
information | provide in this way.

i\
7

Signature:

On behaif of (if applicable)

SEND |
1 COPY to us at: 1 COPY to the LPA
Planning and Environment Decisions Wales | Send a copy of the appeal form and full statement of
Crown Buildings case to the address from which the decision notice
Cathays Park was sent (or to the address shown on any letters
CARDIFF received from the LPA).
CF10 3NQ
There is no need to send them all the supporting
E-mail: PEDW.Casework@gov.wales documents again; only send them any supporting
PEDW.GwaithAchos@llyw.cymru documents not previously sent as part of the
application.

Helpline: 0300 0604400
Please keep a copy for your records

When we receive your appeal form, we will write to you letting you know if your appeal is
valid, who is dealing with it and what happens next.

Any enquiries regarding this document/publication should be sent to us at the address above or
e-mail; PEDW.Casework@gov.wales / PEDW.GwaithAchos@Ilyw.cymru
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