	In pursuance of its powers under the Acts an Orders referred to below, the County Borough Council as Local Planning Authority, hereby determines your application in accordance with the particulars and plans comprising the application
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Town and Country Planning Act, 1990 

Location of application

PLAS GRONO FARM, ERDDIG, WREXHAM, LL13 0YR
Description of application

TROSI YSGUBOR YN BRESWYL A SWYDDFA / CHANGE OF USE TO ANCILLARY RESIDENTIAL ACCOMMODATION AND OFFICE
In reaching this decision the Council has had regard to the relevant policies in the Wrexham Unitary Development Plan which are as follows:-

EC13

EC4

GDP1

H3


Surface water run-off

Hedgerows, Trees and Woodland

Development objectives

Residential conversion of buildings outside settlement limits

	Development and the environment

	

	Revision
	Date
	Description of Decision

	0
	11/01/2021
	Planning permission issued


Particulars of decision that permission be GRANTED

Subject to the following:-

Condition(s) 

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

2.
The development shall only be carried out in strict accordance with the details shown on the approved drawing(s) numbered G23/2 and G23/3, and as contained within the application documentation.

3.
Prior to their use on the development samples of all external facing and roofing materials shall be submitted to and approved in writing by the Local Planning Authority. The development shall only be carried out in strict accordance with such details as are approved.

4.
Prior to their installation on the building, drawings to scale 1:5 and 1:20 fully detailing all new or replacement windows and doors, inlcuding a scheme for the retention and pinning back of the existing timber doors, shall be submitted to and approved in writing by the Local Planning Authority.  The details shall fully describe the proposed materials, decorative/protective finishes, method of opening and glazing type and include cross sections for glazing bars, sills and heads etc.  The works shall only be carried out in strict accordance with such details as are approved and the windows and doors shall only thereafter be replaced on a like for like basis and the pinned doors permanently retained.

5.
Prior to first use of the development, all external joinery shall receive a painted finish in accordance with a colour which has been submitted to and approved in writing by the Local Planning Authority.  The colour of the painted finish shall not thereafter be changed without the prior written consent of the Local Planning Authority.  

6.
No part of the development shall commence until a noise survey in order to determine noise levels for both day and night has been carried out, and a detailed report of the survey findings together with a detailed scheme of noise attenuation and/or noise insulation measures has been submitted to and approved in writing by the Local Planning Authority.  The measures as are approved shall be fully implemented prior to the first occupation / use of the development.

7.
No works shall commence until an appropriate photographic survey (equivalent to an Historic England Photographic Survey - Understanding Historic Buildings, 2016, 5.5, p.27) of the existing building/s has been carried out by an archaeological contractor, in accordance with details to be submitted to, and approved in writing by, the Local Planning Authority. The resulting digital photographs shall be forwarded on appropriate digital media to the Local Planning Authority and the Development Control Archaeologist (Clwyd-Powys Archaeological Trust, Coed y Dinas, Welshpool, Powys, SY21 8RP. Email: mark.walters@cpat.otg.uk Tel: 01938 553670). After approval by the Local Planning Authority, a copy of the photographs should also be sent to the Historic Environment Record Officer, Clwyd Powys Archaeological Trust for inclusion in the regional Historic Environment Record.

8.
All new and replacement rainwater goods shall be cast iron or aluminium only.

9.
All roof lights hereby approved shall be 'conservation type' only fitted flush with the adjoining roof surface.

10.
No new pipework, extracts, meter boxes, flues, vents or ductwork shall be fixed to or formed through the external walls or roofs of the building until their exact position, type, number and finish has been submitted to and approved in writing by the Local Planning Authority. Works shall only be carried out in strict accordance with such details as approved.

11.
No land drainage run-off or surface water shall be permitted to discharge or connect to the public sewerage system, either directly or indirectly, and foul and surface water shall be drained separately from the site.

12.
No part of the development shall commence until a scheme for the comprehensive and integrated drainage of the site indicating provision for foul water, surface water and land drainage has been submitted to and approved in writing by the Local Planning Authority.  Prior to the submission of those details, an assessment shall be carried out into the potential for disposing of surface water by means of Sustainable urban Drainage Systems (SuDS) in accordance with the principles of sustainable drainage systems set out in Technical Advice Note 15: Development and Flood Risk, and the results of the assessment shall be submitted in writing to the Local Planning Authority.  Where a SuDS scheme is to be implemented, the submitted details shall:

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

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

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

13.
No part of the development shall be occupied until the sustainable drainage scheme for the site has been completed in accordance with condition no. 12.  The sustainable drainage scheme shall be managed and maintained thereafter in strict accordance with the agreed management and maintenance plan.

14.
No part of the development shall commence until a Conservation Plan has been submitted to and approved in writing by the Local Planning Authority.  The Conservation Plan shall include, but not necessarily be limited to: 

o Build upon the principles outlined in the submitted ecological report,

o Submission of further details including plans of proposed compensation measures,

o Submission of further details concerning bat avoidance and mitigation measures, 

o Details of timing, phasing and duration of construction activities and conservation measures,

o Timetable for implementation and demonstrating that works are aligned with the proposed phasing of the development, 

o Measures to prevent incidental capture or killing of bats post development, 

o Actions to be taken in event previously unidentified species of bat are found, 

o Ecological Compliance Audit, including key performance indicators, 

o Persons responsible for implementing the works,

o Post construction monitoring and record dissemination for a period of not less than 2 years,

o Further details of the outlined external lighting and internal light spillage scheme; together with plans illustrating projected bat emergence points and dispersal corridors between bat roost access points and features planned to be functionally used by bats for foraging/dispersal purposes, 

The Conservation Plan shall be carried out in accordance with the details as are approved

15.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any order revoking, re-enacting that Order with or without modification), no further development shall take place under Classes A, B, C, D, E, F, G, H of Schedule 2 Part 1 and Classes A, B and C of Schedule 2 Part 2, other than the development hereby granted permission.

16.
The accommodation shall only be used for the purposes of residential accommodation and office space ancillary to the use of Plas Grono Farm as a single dwelling house, and for no other purposes including use as a separate dwelling / business.

Reason(s)

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

2.
To comply with section 71ZA (2) of the Town and Country Planning Act 1990.

3.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area in accordance with Policies GDP1 and PS2 of the Wrexham Unitary Development Plan.

4.
To ensure the works reflect the character and appearance of the building in accordance with Policy GDP1 of the Wrexham Unitary Development Plan.

5.
To ensure the works reflect the character and appearance of the building in accordance with Policy GDP1 of the Wrexham Unitary Development Plan.

6.
To protect the amenities of the occupiers of nearby properties in accordance with Policy GDP1 of the Wrexham Unitary Development Plan.

7.
To secure a full photographic record of the original building(s) prior to alteration, conversion or demolition in accordance with Policy GDP1 of the Wrexham Unitary Development Plan.

8.
To ensure the works reflect the character and appearance of the building in accordance with Policy GDP1 of the Wrexham Unitary Development Plan.

9.
To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area in accordance with Policies GDP1 and PS2 of the Wrexham Unitary Development Plan.

10.
To ensure the development is carried out in a manner that reflects the existing character and appearance of the Listed Building in accordance with Policies GDP1 and EC9 of the Wrexham Unitary Development Plan.

11.
To protect the integrity of the public sewerage system and prevent hydraulic overloading of the public sewerage system.  To protect the health and safety of existing residents and to ensure no detriment to the environment in accordance with Policies GDP1 and EC13 of the Wrexham Unitary Development Plan.

12.
To ensure satisfactory drainage of the site and to avoid flooding in accordance with Policies GDP1 and EC13 of the Wrexham Unitary Development Plan.

13.
To ensure satisfactory drainage of the site and to avoid flooding in accordance with Policies GDP1 and EC13 of the Wrexham Unitary Development Plan.

14.
To protect named species / habitats / biodiversity which would otherwise be damaged / lost by the development hereby permitted in accordance with Policies GDP1 and EC6 of the Wrexham Unitary Development Plan.

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 in accordance with Policies GDP1 and PS2 of the Wrexham Unitary Development Plan.

16.
To ensure a satisfactory standard of development in accordance with Policies PS4, GDP1, T9 and T8 of the Wrexham Unitary Development Plan.

Note(s) to applicant

The development site is in close proximity to the Enterprise Centre and the developer is therefore required to carry out a noise survey in connection with condition no. 6  in order to determine noise levels for both day (0700 - 2300 hours) and night (2300 - 0700 hours) having regard to Planning Guidance (Wales), Technical Advice Note (TAN) 11 - Noise.   The report of the noise survey findings shall include:

a) Noise levels arising from day/night time activities in the vicinity of the proposed development site and the impact upon the proposed accommodation, and

b) A detailed scheme of noise insulation and / or attenuation measures so designed to safeguard the amenity of the future occupants of the proposed accommodation hereby approved.

Burning of waste generated from construction activities is not considered to be an appropriate method of disposal and action may be taken as follows:

-  Under the Environmental Protection Act 1990 anyone found   disposing of construction site waste by burning is likely to be in breach of their duty of care with regard to waste disposal;

- Under the same Act an abatement notice may be served where smoke is judged to be causing a nuisance to neighbouring properties. Failure to comply with the requirements of the notice can result in prosecution; 

- Under the Clean Air Act 1993 it is an offence for a commercial activity to burn anything that gives rise to dark smoke.

To prevent offences under the above named Acts there should be no bonfires on the site, to include the prohibition of the burning of cleared vegetation. The applicant should contact the Council's Environment and Planning Department on 01978 315300 for further advice and information.

All works relating to this development which are audible beyond the site boundary should be carried out only between 7.30 and 18.00 hrs Monday to Friday, and 08.00 to 14.00 hrs on a Saturday, and at no time on a Sunday or a Bank Holiday. Outside these times, any works which are audible beyond the site boundary have the potential to cause unreasonable disturbance to neighbouring premises. 

The applicant is advised that the Council has the option to control construction noise by serving a Control of Pollution Act 1974, Section 60, Notice where deemed necessary, and failure to comply with such a Notice can result in prosecution.  

The applicant should adhere to the times given above wherever possible. For further information and advice regarding construction noise please contact the Council's Housing and Public Protection Department on 01978 315300.

Following the commencement of Schedule 3 of the Flood and Water Management Act, the works as proposed are

required to obtain approval from the SuDS Approving Body (SAB) prior to commencement of those construction

works. Further details of the SAB, the new national standards, the pre?application advice service and the application

for approval process can be found on the Wrexham CBC's SAB webpage:

https://www.wrexham.gov.uk/english/planning_portal/sab/sab.htm or by contacting the SAB Team directly at

SAB@wrexham.gov.uk .
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Officer Appointed for this purpose

Chief Officer Planning & Regulatory 

Refer to Statement of Applicant's Rights and General Information on our planning web site at:-
http://www.wrexham.gov.uk/english/planning_portal/publications/info_sheets.htm
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