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Planning, Design and Access Statement

1.0 INTRODUCTION

1.1 This Statement has been prepared by McCormick Architecture Ltd on behalf of the
applicants, Mr S and Mrs V Davies, in support of a planning application for the
redevelopment of the property at Cae Coch, Golly, Rossett, Wrexham LL12 OAL.

1.2 At the time of preparation of this planning application we understand the Planning
Authority is currently in an uncertain situation over the adopted Local Development
Plan, owing to a recent Judicial Review decision handed to the council by the Courts.
We understand there are ongoing cases which may result in the LDP being unadopted
in the coming months and should this be the case the policy context given by your
Senior Planning Officer in response to our pre-application enquiry will be irrelevant.

1.3  We refer you to the correspondence in relation to our pre-application enquiry at
Section 3.0 and confirm we have followed the guidance received and developed the
proposals to ensure the result will be appropriate to the area, retaining the brick built
barn, removing the two storey farmhouse, which sits close to the road, removing the
various later concrete and timber former farm buildings and the large areas of concrete
hardstandings and constructing a sensitively designed single storey replacement
dwelling living space attached to the retained barn set back from the highway.

In addition the proposals will greatly improve the site with an altered drive entrance,
boundary treatments, enhanced landscaping works and including more appropriate
and less hard paved areas.
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2.0 THEPROPERTY

2.1 (See Appendices “F”) for selling agents details of the existing property.

The property includes a single mainly two storey detached house close to the road
frontage.

There are a number of outbuildings formerly used for agricultural purposes but now
vacant and large concrete/hardstanding yards, also now disused.

To the rear of the farmyard area is a paddock and the total property area now amounts
to 2.17 acres.

Land previously used by the farm has been sold to others and the current property is
no longer of a size to support agricultural use.

2.2 We have considered your council’s planning policies and have inspected the buildings
on site which are currently vacant.

It would appear your policies will allow/encourage the following changes:

a) Demolition of the existing detached farmhouse and the construction of a
replacement dwelling, and

b) Conversion of the existing brick and steel structured main outbuilding.

There is therefore the potential to form two dwellings on the site each of which could
be accessed from its own existing vehicular access gate and drive.

2.3 This is not, however, the approach the applicants wish to take as they wish to form a
single dwelling for their family and request planning permission to carry out the
following works:

2.3.1 Demolition of existing farmhouse and construction of a replacement dwelling.
2.3.2 Conversion of the main single storey element of the existing brick and steel

structure barn into additional dwelling space linked to the replacement
dwelling space.
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2.3.3 Demolition of the remaining former farm buildings and construction of a new
double garage.

2.4 Replacement dwelling

The existing dwelling is a two storey traditionally built house with a single storey later
rear addition. It has no architectural merit, is not a listed building and not sited in a
conservation area.

Your council’s Planning Policy H8 sets out the circumstances where replacement
dwellings in the open countryside may be acceptable subject to the restrictions
included in your Local Planning Guidance Note No.13 and we confirm:

o the existing dwelling is habitable in its present form

e thereplacement dwellingis proposed on a one-for-one basis

o the existing gross internal area of the dwelling is 133 sq.m. and it is proposed that
the replacement dwelling be increased by 5™ to a gross internal area of 177 sg.m.

2.5 Conversion of brick and steel built barn

Your council’s Planning Policy H9 and Local Planning Guidance 3 confirms support to
convert the barn to a dwelling under certain circumstances which can be met.

The barn adjacent to the southerly boundary is of traditional steel frame with brick
elevations and a sheeted roof. The building makes a positive contribution to the
character and appearance of the area. It is structurally sound and capable of
conversion without extensive rebuilding and by its conversion into additional dwelling
space we can safeguard the building’s future.

The later lean-to lower roofed portion of the buildingis proposed to be raised to provide
appropriate headroom

A structural engineer has inspected the building and has produced a report (See
Appendices “G”) confirming that the building to be retained is structurally sound and
capable of conversion without extensive rebuilding.
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2.6 Proposed Garage

The applicants have moved into the existing house where they will live whilst
constructing their new home.

The new garage is proposed to be located in the same location as the rear of the
existing house and will be constructed as Phase 2 of the project following demolition
of the house.

The applicants accept there may need to be a legal agreement to ensure demolition of
the existing house takes place following them moving into their new home.

2.7 The proposal seeks to form an interesting single dwelling on the site utilising the
existing barn building to good effect keeping the buildings as one compact unit and
minimising vehicular movements.

2.8 Much of the concrete yard areas will be taken up and a scheme of landscaping with
indigenous tree and hedge planning is included with this application.

2.9 A revised vehicular access is proposed and vehicular movements are expected to be
far less than when used as a farm or for a new business utilising the yards and
buildings.

2.10 Character of the proposal will be interesting and appropriate bringing together the
brick elevations of the converted barn and a contemporary timber, glass and metal
roofed structure forming the replacement dwelling area linked to the brick structure,
and overlooking the rear garden with paddock beyond.

2.11  The proposal will provide a much needed environmental enhancement whilst gaining
an excellent family home in this attractive location.
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3.0 PRE-APPLICATION ENQUIRY

3.1

3.2

3.3

3.4

3.5

A pre-application enquiry was submitted to Wrexham CBC on 29 November 2024
entitled “Proposals to form a single dwelling”. (See Appendices “A”).

The council’s response was issued on 6 January 2025 (See Appendices “B”) followed
by email correspondence (See Appendices “C”).

Further details were submitted to the councilon 24 January 2025 (See Appendices “D”)
following discussions with the council’s planning officer Jenni Perkins.

The council’s further response was received on 28 January 2025 (See Appendices “E”).

As a result of the more positive response our clients discussed the matter with the
localmember, Mr Andrew Steven (Burton Ward), who also provided a positive view and
as a result our clients proceeded with the sale of their home and the purchase of Cae
Coch into which they have recently moved.

McCORMICK

A RCH 1 TEOCT U R E

Page 7 of 44



Planning, Design and Access Statement

4.0 DESIGN & ACCESS

4.1 SCALE

The scale of the proposals derive from the existing barn to be retained. It is of single
storey construction and the proposalis to form replacement living accommodation as
an extension to the barn in the form of linked simple single storey elements of
contemporary character and domestic scale.

4.2  VEHICULARACCESS

The proposal is to amend the vehicular access location and form a more appropriate
enhanced domestic entrance with a new gateway and excellent visibility. Vehicular
movements for this proposed single dwelling will be far less than for the previous farm
use, or indeed for any potential business use.

4.3  DISABLED ACCESS

Level access is to be provided from the entrance doors into the front entrance and
throughout the proposed dwelling it being of single storey.

4.4  CLIMATE

The proposals have been designed to maximise natural daylight into the property and
benefit from sunshine and the outlook into what will be landscaped courtyards and
gardens and the rear paddock.

Natural ventilation will be provided to all habitable rooms and a potential heat recovery
system.

The house will benefit from built-in high levels of thermal insulation to all walls, roofs
and floors with sealed double glazed units to all windows and glazed doors.

Construction will be to a highly sealed standard maintaining thermal efficiency and
reducing drafts.

Heating and domestic hot water systems will utilise a mixture of air source heat pumps
with solar panels located on the south facing slopes of the roofs as indicated on the
proposed elevations.
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Battery storage is included to store and distribute spare generated electricity and
reduce mains electricity consumption.

Electric vehicle charging points will be located on the exterior of the new garage.

4.5 FLOODRISK

The property is not in a flood plain. The NRW Flood Risk Map indicates a small area of
low risk surface water flooding alongside and to the rear of the retained barn and at the
foot of the paddock slope (See Appendices “H”). These will be addressed as part of
the surface water drainage work referred to at 4.6.

4.6  DRAINAGE

Foul Water
The existing house is connected to a septic tank and the farm buildings and yards
to a cess pit.

The drain from the existing septic tank runs under the existing drive to an inspection
chamber by the side of the road, from the inspection chamber it then discharges
into the existing ditch which leads to Pulford Brook.

The existing septic tank and cess pit will be emptied, cleaned and filled with sand
or crushed stone.

Itis proposed that the foul water drainage from the new dwelling will discharge into
a new treatment plant, this will be connected to the existing drain (from the existing
septic tank) before its connection into the roadside inspection chamber from there
itwilldischarge into the ditch and onto Pulford Brook, as noted above. See drainage
engineer’s strategy for the site.

Surface Water
Existing concrete hardstandings are to be broken out and new drive surface laid to
falls into gulleys.

The new surface water installation is to incorporate sustainable drainage systems
(SuDS) to drainage engineer’s strategy for the site including a new garden pond,
principles of which are shown on the drawings.
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4.7  WASTE AND RECYCLING

Abin storage areais indicated in the proposals near the rear entrance to the house with
adequate space for general waste, food, recycling and garden waste bins.

4.8 GARAGE

The proposal is for a new detached garage linked visually to the new living
accommodation wingvia a screen wall and gates.

We considered the possibility of using the existing single storey building at the front of
the barn conversion for garaging but concluded that it is not deep enough for car
storage and is in the wrong location for such use. It is however suitable for use as a
garden store/workshop and is intended to be retained and used for such purpose.

External materials will match the new living accommodation building.
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5.0 ECOLOGY

We refer you to the separate Preliminary Ecological Appraisal (PEA) report provided by P J
Ecological Solutions dated May 2025.

See Appendix 2 of the PEA report which provides details of the proposed Green Infrastructure
Biodiversity Enhancement Provisions for the site.

These enhancements are to ensure that the development results in an overall net benefit for
biodiversity.
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6.0 APPENDICES

A
B

Pre-Application Enquiry 29 November 2024
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F) Selling agents details

Cae Coch
Golly, Rossett, Wirexham, LLI2 0AL
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 VILLAGE.
o COLNTRY
AR

Rostons

DIEZS TTIO00 | wivwi rostons couk

Cae Coch
Golly, Rossett, YWrexham, LL12 OAL
Guide Price - £600,000

Cae Coch & located i the popular ares of Golly and Rossett-and only a
shart drive 3wy from bath Wiresham and Chester iy Centre. A Superh
oppr Tuity o parchese this devached Tormer lambouss plos and gy of
authuddings set in'land sxtending bn approgimnbely 217 arres.

The accommodation briefly comprises of a lrge breakfast kitchen, panery,

uLility poom, lobnge. separale sitlng oo ground Soor bedr oo, tw first
ficar brdranms phis-a hoe rooow' nurssryoffice and & three-piece Sy
bathracm, Externally the property is ser back frem the read having
extensive affrord parking and enng space. private lmemed gardens,
FATRET wwicdmp and shed. Cur hlnﬁ.‘llnrgs compElse a ftwr hay srecd prrral
barn, kull pen. % stabies, 4 bay abrost budding 2nd an 8 hay catele yard.

The property & w0 be sold with wacant possesston and no chan,

LOCATION

Golly is 2 musch soot after area ol Rossett which s sitmted near to the
A483 road providing excellent links 1o borh "Wresham and Chester Ciry
cenlre. Remsall b geographically located near o the Welsh and English
border Cities of Wrexham heing 8.5 miles away and Chester City cenmms
being 7.5 mil=s away. Rossett s buft on the banks of the River Alyn with
the River Doe being |5 mdes dewmstreany and Is situated near to the
neighboarmg witlages of Felord, Buroon, Holt snd Pulford in Engtarnd. The
village nf Rossetr afiords o ramge of 2menlties including a Co-aperarive
srore, selection of Publlc Houses plus. Pharmacy and halrdressars, More
compeehensive Fedities are (o be lound in Loth Chester aned Wrescham.
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F) Selling agents details continued

FIRST FLOOR

BEDRCOM |

Drouble badroom having double glazed
windows Lo principls front elevation
with pleasant views over relghbouring
Tiwhds, radiaror.

BEDROOM 2 _

Dol bestiroons having = doubls
ﬁh:rr-d windowr ag.llrr mkn it principal
frent elevation ento neighbouring fields,
radiatos,

ETUDY/NURSERY
Cruibde plazed window, raduaior,

BATHROOM

Shewer-Cubick with main shower,
panel bath, W.C and wash hand kasin,
heated towel rail. double gazed

el o

ACCOMMODATION BREAKFAST KITCHEN

EMTRAMCE HALL o ﬁtbeﬂﬁiﬂﬁlmggdwﬂbuu':mddliwerm

Double ghzed door snd windoows, stairs 1o the firses singlé drainer sinke uni, dle splash backs, electric

flor lanuins,_radm. poine for 3 conker, lﬂq.ﬂqﬁr&]ﬂ, radiator, ten doashle
glazed wirndoas amd door e outside.

LOUNGE ) )

Good sze formal lounge having & double ghzed UTILITY ROOM

windove and radiataa, ‘Wiothsur fate, Ue Moo, doulrle glased warndow,

SITTING ROOM/GROUND FLOOR

BEDRCHIM

Dauble glazed window, hrids fiee place with dpen firs,

Fadianor.
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F) Selling agents details continued

OUTSIDE

GARDEN SERVICES

Thera are peivate lsned gardens o Tains weater, maing electic and sewage
U raae o e propeity and on i yeptic tank, v ainags.

apprazch is extensive offaoad parking

i RUFRINE SR which kads to COUNCIL TAX

parage and waorkshoptshed F

OUTBLHLDIMGS EFC

Comprise & 5 bay steel and bric's bz, =]

kall pen, 9 srahles, 4 hay arcose Disding
and an 8 hay carth: yard,

LAMD
Hewse, curballdings cxrending v 2,07
AlreEs,

DEYELOPHMENT OYERAGE

The wendor rescrves dhe right moclaim
wverage arising from the  grant of
beneficial planning  coament lor more
tham ane dwelling, obtain for residential
of. comwmer il wee an 3 rare of 305 of
any updit in Burd valoe Jor o period of
twenty years frogn the date of
Cuinpletion. '

VIEWIMGS

Please contact Rostars Vilhge &
Counrry Homes on 31829 773000, Al
viewings st be made in advance

DIRECTIOMS

Junceion 7 of the 4483 ke the BRI0E
exil Lo Rossett/Uay. B5445 at the
raumndabout 1aks the third exil cnto
Uay Rrad which s the BS 102, Consinue
to fodfovw the B5 102 turn right oato
Higher Lane and U propes Ly can be
fiond cn wear lefi-hard side and
identified Ly the sale board.

Larwb'Buillings
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F) Selling agents details continued

APPFROXIMATE DISTANCES
Chesrer Sy Tontre. - Bralles

Liverpaoal fohn Lenson Alrpore = 34 miles
Manchester Airport - 44 nules

LOCATION

Rrgardng cducanion there are many noted schook
within easy dstapce of Rosserr Inchuding Kings and
Queens schools i Shester, aiong with Abbey Gate
Cuollage and more Joally 50PsLers Primary St wwl
Dartand High Echool,

On rhe commdirs ¢ frone, principst contres of the Morth
Westare accessible wia nr:lghhesurlng TIOraEys aach
a5 the M3 M5 and Mé nervearis, There is a direct

sersice Lo London Buston in under twig s lram

Cheslar bain stalion
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DISCLAIMER

Rowstons Led for themscives and the wendors of rhe
property. gve aotice thar these partcubrs, do not
comslame. aany part of an offer or confrace, that all
staberienls contamed in Uese paliculas o o Uk
property ars made without responsibility and ars not
to be relied upon a5 statements or representations of
fact and that vhey doo onar- maks o gee s any
representation or warranty whar @0 over Inralarkn ro
thes property. An interdding plirchaser must satsfy
themmselves by imspection. o oflwrsie s Lo the
correrbiess of sxch of Eie staleirents contaimed witlim
these particulirs. The Agent has not tested any
apparatus, cquipment, flxoee, firtings or servioes and
cannat werlfy That dhey are I working order o o for
thelr purpese. The buyer & advised 1o cbtain

verdization frar sheir 3xfcitor or Surveyor,

Can Coch, Golly Rossett, Wrexharn
Approximate Gross intarnal Area
Main Houss = 1433 5q FIH 3289 MW

Earn 1 and 2= G966 Sq FUGET Sq M

E ]
r a L a i
| i’\b‘w
g L 4 + i H
o - | e | e | &= | B2
FRC T B 172
oL - L - g
bl ! o
Freir £
" -
Ground Floor First Floor
= " T— T -
. . £ = <= iy L
aorazif o ssERe (23] [ | i
b e 3 i |
I ; o SRR
w | 2| [ g v I L EE
] ] 1
1 i I I -
LT T B [T
‘.__ . _' ., .'.__ 55 y - . *d =
Barn 4
FORILLUSTRATIVE PURPOEES OMLY - NOT TO BUALE
The sosbon & sizc of doors, wiviows. applaces and other foatues are apprackmadie on 'y
D ghua e, Unaulhartsed reproducsen pronished, Craning ref, der@Ssar42NGE —l—
Bam 2
Rostons, West Vicw Hoose, Whitdhorech Road, Harten Meath, Chester DHI 34U O VILLAGE -
..,. Tk QIE2% 773000 | Enaik residentalimirosnons ook * e DLW TIRY
A= > W s

W Fostons couk
QHE2F 773000 | wwwirastons.couk
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G) Structural report of barn

BARNARD

ENGINEERING LTHD

Ciwidl amal 5 % Emgisanin

Bamard Engineering Litd
Croasing House,

Tal 01352 752141

Mok 07715 830012
andeewillbarnardengineenng. couk
wanw. barnardengineesing.oo.uk

06 March 2025

25072 -1

FAD Mr B Mrs Davies Ref - Barn at Cae Coch, Golly, Burton
Wrexham LL12 DAL

Daar Mr & Mrs Davies,

Following owr site wisit an 27 February 2005 please find below a commentary an the suitabifity of
the existing structure for conversion into o dwelfing.

* The bulldeng consists of 2 sreel portal frama with 3 side monopitch extension. The bulding has
masanry walls #nd a fibre cement roof

= The strocture is penerally stabie with litse dign of structural movement.

*  The structurad steel frames appear to be in good conditien, afthough they are covered with
surface corrosion. This will meed to be wire bruzhed down and & corrasion protection paint
spplied 1o extend the building |¥e.

*  The timbe roof purfins suppoert the fibre cement roof sheets off the steal frame. The timbors
are locaily sagging under the weight of the existing roof 20 wili need to be replaced with larger
timibers of colt-rodled steel puring. it s Ikely that the reof sheeting will be replaced due o
the nature of the material (unfass it is determined that they do not cortain asbestos). New
imsidated cladding panels aie [laly o waigh less than the existing roof Coverng 1o aie uilikely
to increase the loading on the struciure,

*  There are severs! areas of minor/hairline cracking in the external walls. These are lkely o be
due o differential theemal movement and may be locatly repaired wsing standard stitching
techniques

= There S impact damage to the rear gakie well which will need 1o be repaired. This can be done
using materias 1o match the exsting wall

*  The Entel over the front door opening has been pushed off its bearing, probably following
wehicle impact. This has caused the wall o oradk sbove. the. opening. The ntal should be
replaced and the wall above repaired

Istareg ofoe.
el A M Crogsing House, mmummn?wd CHT 100
nag Al L] " Engiand a0 Wales

Company number- 10225064

Chastarsd Meamihar
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Theee siche wialls of the building are in fair condition and will nesd 1o be locally repodinted but can
be retzined. There are several windows openings on both side shevation for reused in the
propased conversian.

There does not appesr 10 Be 3 reguirsment 1o demaolish any of the wals for rebuilding — the
structural works on the walls are to repar defects only. The repairs should not require an area
greater than 10% of the walis to be aitered.

Tha comnarate fioor siab will need 1o be removed a5 1t is poor condition and is not flat and level,

1% 5 o view that the Srectene is structursdly sultable for conversion into 3 dweliing provede that the
abowve structural rapales are underaken

I you have any guestions, piease do not hesitate to contact us:

YOUrs SinCersly

P

i Andrew Bamard Thng, MIStrecE
Barmard Engineering Ltd
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G) Structural report of barn continued

Appendiz A = Photos
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H) Flood risk Map

Cyfoeth Naturiol Cyrmru
‘ Matural Resources \Walas

Flood Risk Maps
A26M Cae Coch, Golly

-'- 3 Low
: Flood Risk fram Surtace Winer & Smas
LE2s ) _
el Hgh
| e

Lo
m ik Leve] Undes Regaw

-
by

Cantaing 05 daza ﬁtrmcup;r-g!nmmi?erigli;:ﬁib [Seale at 23 1:7 500 |

"
‘l ot [Date: p2iDaiz02s |
o1 .08 o an Disciaimer & HEWEHE . Soms informabon derved fom € UK Certre for Ecology & Hydreiogy &/
S0 £ A R e e LCEH, the Envirmnment & £ EAand Flo and Biuesky intemabonal
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