Planning Statement.

Carlton Garden Centre, Pinfold Lane, Llay Ind Estate, Llay.

Change of use from Garden Centre to Haulage Yard.


Introduction.

The application involves the change of use of a garden centre, located within the Llay Industrial Estate, to a haulage yard.

The site has been subject to a Pre-Application submission. For clarity and conciseness the Pre- Application response is attached to this current application. The policies of both the current Adopted Wrexham UDP 1996-2011  and the soon to be adopted Wrexham Local Development Plan 2013-2028 have been considered in the pre-app. The relevant policies are as follows:-

 National Planning Policy 
 Future Wales: The National Plan 2040 
 Planning Policy Wales (Edition 11) 
 Technical Advice Note 5: Nature Conservation & Planning 
 Technical Advice Note 11: Noise 
 Technical Advice Note 12: Design 
 Technical Advice Note 18: Transport 
 Technical Advice Note 23: Economic Development 

Local Planning Policy 
 Adopted Wrexham Unitary Development Plan (1996 – 2011): 
- PS1: Strategic Policy 
- PS2: Strategic Policy 
- PS3: Strategic Policy 
- PS4: Strategic Policy 
- PS6: Strategic Policy 
- PS8: Strategic Policy 
- PS11: Strategic Policy 
- GDP1: Development Objectives 
- EC4: Hedgerows, Trees and Woodland 
- EC6: Biodiversity Conservation 
- EC13: Surface Water Run-off 
- E4: Employment Development (of Unannotated Land) within Settlements 
- T8: Parking 
- T9: Walking, Cycling and Horse Riding Routes 
 Local Planning Guidance Notes: 
- 16: Parking Standards 
- 17: Trees and Development 
- 30: Design 
- 32: Biodiversity and Development 

 Wrexham Local Development Plan (2013-2028): 
- SP2: Location of Development 
- SP8: Economic Growth, Employment and Enterprise 
- SP11: Transport and Accessibility 
- SP12: Design Principles and Masterplanning Framework 
- SP14: Natural Environment 
- SP18: Climate Change 
- EM1: Protection of Existing Employment Land 
- EM3: Alternative Use of Employment Land and Premises 
- NE1: International and National Nature Conservation Designations 
- NE2: Local Designations for Nature Conservation and Geological Importance 
- NE3: Trees, Woodlands and Hedgerows 
- NE6: Waste Water Treatment and River Water Quality 
- DM1: Development Management Considerations 
- T1: Managing Transport Impacts 
- T2: Active Travel 
- MW5: Sustainable Waste Management  


The conclusion of the pre-app is pasted below. 

Conclusion.
The proposal, as submitted, is likely to be viewed as acceptable in-principle in-line with the planning policy framework as outlined. However, specific consideration would need to be given to the impact upon neighbouring uses (including the impact upon neighbouring residential properties), highway safety and access arrangements, and ecology issues prior to the submission of a formal planning application. 

The issues identified have all been addressed within the submitted reports/plans covering Highways, Ecology/trees, Noise Assessment and Drainage.  

For general background on the operation of the proposed haulage yard the following gives a run down on the applicant’s background and proposed operations on site.

History

We have been operating as a family run transport company since 1987, 2nd generation family who have been in haulage in the Wrexham area since the 1920’s. We originally only operated sub-contractors and haulage companies vehicles throughout the UK. These companies all operated from their own haulage yards and we worked their trucks every day from contracts we secured.
  
Over the years we built up a national haulage network of many customers such as Tarmac, Hanson, FCC, Utility companies (Severn Trent, Thames water etc.) again all over the UK.

Until 2008 our main transport office was in Grosvenor Road Wrexham, we then moved to larger premises on the Wrexham Industrial Estate where our development company, Clwyd Developments Ltd is also based from and lets its properties in Regent street, Wrexham center, Llangollen and Portsmouth.

TODAY

With the expansion of our transport company, we decided a few years ago to operate our own haulage trucks as the demand increased from our customers and the difficulty that owner operators were finding in buying new trucks with ever increasing costs.

We have DVSA operating licences based in Scania Truck Deeside, MAN dealers in Froncysyllte and
Coleshill Birmingham, we have authorized parking for our vehicles at these destinations. This equates to an operating license to operate 25 vehicles if required.

All these vehicles are the Euro 6 low emission and are renewed every 5 years on an ongoing basis.
They have repair and maintenance contracts which are undertaken at Scania dealerships under contract, ensuring we adhere to the six weekly ministry checks that every vehicle is required to have. The drivers  have the obligation of a walk around check system before vehicles are moved each day.

We have Fors silver accreditation and are also registered to London TFL direct vision standards. All vehicles are fitted with 360 camera systems which are monitored live from our office, vehicle trackers, full automatic sheeting systems and on-board weighing devices.  

We carry all bulk loose materials such as glass, aggregates, ash, soils and occasionally low hazardous materials. The type of mass movements we have carried in the past where jobs such as London Olympic site, rail ballast for HS2, moving old landfill site for FCC, and we carry glass for recycling from most County Council depots in North Wales. We do not carry materials that fall within ADR regulations. Any hazardous loads are always routed straight to the waste disposal site and would not be kept on the vehicles at the yard. 

DRIVERS AND STAFF

All our staff and drivers receive ongoing training courses on the operation of running a haulage business. We have 5 qualified transport managers who control the day to day running of the fleet and sub contractor’s, monitoring daily vehicle checks, routing of vehicles, checking driver’s hours, scheduling 6 weekly checks mot etc. At our Wrexham office we have 3 accounts staff who are very involved in the day to day running of the transport operations along with a Compliance Manager responsible for ensuring we operate in a safe manner and in line with Health & Safety regulations.

We currently employ 11 drivers. 




PLANS FOR PROPOSED PARKING DEPOT
 
We have been looking for an area where we can park our own HGV’s to safeguard the future of our business and instead of having them spread over different Scania depots. 

If we lost some of our existing parking spaces it could put our existing employees jobs at risk, there is a shortage of suitable parking available for HGV’s. If we were successful in our application this would help safeguard the future of our business and also allow us the potential to continue to add to our fleet. 

DEPOT DESIGN SUGGESTED PLANS

The entrance gateway measures 6.8metres and there would be an automatic sliding gate installed which is set back from the industrial estate road, if the gate was closed drivers would be able to open the gate with an automatic fob before turning into the gateway. Once inside the gate 2 large artic vehicles could safely pass side by side, once inside of the automatic gates they will pass through another boundary gate into the transport depot. The plan is to have a large concrete turning area, the vehicle can then reverse back into their dedicated parking place off the concrete area onto a hardcore area. Driver’s cars would be parked in their spot when their trucks are away.

The concrete area would have drainage into a controlled catchment area designed to clean and store normal rain and flood water before being deposited into drainage pipes already on site.

The only building will be the existing concrete store on the top of the yard for use by drivers to pick their delivery books and for tachograph down loads to be carried out on a Friday after their weeks work. The toilet facility left on site by Carlton Garden Centre will only be used very little as drivers will be away most of the week and no staff will be based there. To start with there would be 10 drivers based from the yard, presuming they use the facilities each time they visit the yard this would equate to a weekly usage of 20 flushes. We consider this to be substantially less than the previous usage by staff and visitors at the Garden Centre.  

Near the main road inside the existing steel fence we will erect sound proof sonic fencing, as per noise assessment requirements, and plant trees or bushes and wild flowers.

We will suggest automatic lighting not too high around the perimeter with security cameras and sensors which will be monitored 24 hours a day from our main office and home.

On top of the site in a totally independent area with a recycling and cleaning plant where dirty water is caught and recycled with a facility to power wash trucks, again this would be sound proofed and monitored daily when in use, mostly on a Friday when vehicles returning to depot which have not used outside washing companies on route, as we presently use. This plant may have the facility to collect rain water off site so we can recycle and not use outside water supplies. We would endeavor to use local companies where possible for any work required.

We have a very high standard of health and safety. Should we be granted permission for an HGV vehicle & trailer operating center in Llay, Health and Safety for the site would be high priority as it is throughout our current operation.  The site would be assessed with a focus on the safety of site users, pedestrians, local businesses and the local  community by implementing traffic management systems, speed limits, reverse parking, marked pedestrian walk ways, hazard signs, training of staff, site inductions, noise assessment etc. All Health and safety measures are assessed by our external Health and Safety Advisors Worknest. 
As previously stated we currently hold FORS (Freight Operators Recognition Scheme) accreditation to Silver level (recently reattained) this  requires  drivers to complete Safety E learning and Safe Urban driving Training courses. We also hold ISO 9001 certification quality management system Road Haulage 
Any complaints/incidents/compliments we receive are recorded and monitored under our ISO accreditation. We aim to deal with any issues in a timely manner keeping all concerned informed and following procedures in place whilst carrying out our investigation and ensuring corrective actions are implemented to prevent further occurrences where necessary.  
OPERATIONS OF NEW PROPOSED PARKING DEPOT 

As we have explained we need a properly designed parking area for our HGV’s to keep our modern new fleet together and to become more efficient and to safeguard our business and continue to employ more local drivers.

These HGV’s normally start work on a Monday from between 5am and 7am, drivers regulations mean they have to put their tachograph card into their vehicle, start the engine on tic over and do a walk around check for 10 minutes before driving out of the depot. Vehicles will not all exit at the same time, departure times will depend on the routing from the transport manager’s. These modern HGV emissions Euro 6 engines have a very clean exhaust system (not like the old days when clouds of unburnt smoke filled the air), the noise level is 68 decibels when idling and 78 - 90 decibels when moving forward. 

On a Monday morning and Friday afternoon we will have staff on site to make sure all drivers are helped to depart and are parked properly and all their tachograph down loads are completed as per ministry of transport regulations.

Once vehicles leave on a Monday 75% don’t return until Friday afternoon as our transport operations are all over the UK. Drivers sleep in their vehicles on route on their work, we have calculated that it’s the most economical way of running transport without wasted fuel heading home every night. Also 10% of vehicles will not return at weekends as they will be parked for their 6 weekly service checks at the local Scania depots in Deeside and Oswestry.

In the last eighteen months we have invested up to £1.3 million in new state of the art vehicles. We trust that you will give our application your consideration in order that we may secure our Companies future, existing employment and plan for further expansion and increase employment opportunities in the local area.
    
Pictures of the trucks we operate are attached they have the below dimensions;

Rigid – 10m long, 3m wide (mirror to mirror)
Artic and Trailer – 14.68m long, 3m wide ( mirror to mirror) 

The drivers attending the site in vehicles will park their car in the space left by the vehicle they will be driving all week.

The Highway Report submitted gives assurances on the safety of the development.


Conclusions.

The proposed development is acceptable in principle as identified in the pre-app response.
The issues identified have been addressed within the submitted reports and information.
As such it is considered that the submission is acceptable and compliant with the relevant planning policies identified and should be approved. 
 
            
                 

