WREXHAM COUNTY BOROUGH COUNCIL – PLANNING COMMITTEE 

MEETING OF 3rd MAY 2016

ADDENDUM 

REPORT OF THE HEAD OF ENVIRONMENT AND PLANNING

This report summarises information received since the Agenda was compiled including, as appropriate, suggested amendments to recommendations in the light of that information.  It also lists those people wishing to address the Committee.

Where the Council has received a request to address the Committee, the applications concerned will be considered first in the order indicated in the table below.  The remaining applications will then be considered in the order shown on the original agenda unless indicated by the Chair.
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Pages 33 – 53
GWE   P/2015/0790
Boozey Field, off Griffiths Road, Old Mold Road, Gwersyllt, Wrexham

SPEAKER:
AGAINST – Mr Hargrave

FOR – Mr Justin Paul (Agent)
Re-Consultations
Community Council:

Original concerns remain valid.

Representations
4 neighbour letters received in response to the consultation exercise:
Original comments remain.

Additional comments have been raised by the adjacent occupier who runs a lorry haulage business from the land opposite the application site on Griffiths Road.  Whilst there is no objection in principle to the development of much needed new housing on the application site, this is on the basis that it does not result in any prejudice to the future of the lorry haulage business.  The potential sources of noise nuisances are (although not exhaustive):

· Lorry haulage business;

· No controls limiting vehicle routings or hours of operation (usually 6.30 am to  6 pm); 

· Haulage journeys are made along Griffiths Road;

· Vehicle repairs take place on site involving power tools and the running of engines to test them;

· Movement of the Travelling Show person’s vehicles.

Should the above give rise to any concerns in terms of the impact upon residential amenity, the site layout plan should be amended to ensure that the proposed residential development would not be adversely harmed by these existing activities.  Noise attenuation measures should also be considered.

Concerns have also been raised by the occupier at ‘Greenfields’, Old Mold Road, which is approximately 100 metres north from the application site.  As the occupier confirms within his letter, flooding occurred within the grounds of his property due to a failure in the Welsh Water sewer network locally, with significant volumes of foul water collecting within the garden of his property.  (Please see pictures below):
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Applicant’s Submission

Observations
The public protection team have been consulted as part of the application process and no objections were made or concerns raised in respect of the nearby haulage business and the impact upon future occupiers of the development.  Noise attenuation measures will be considered as part of the reserved mater application should outline planning permission be granted.
This flooding at Green fields occurred during/following a particularly heavy downpour, following a very wet autumn/winter period leading to saturated ground conditions widely.  The Council’s flood water management officer is unable to comment on the capacity of the sewer network in the area, but can advise that surface waters generated by the proposed development would not flow towards Greenfields.  The application site is proposing separate foul and surface water systems. The extract from NRWs Updated Flood Map for Surface Water (see below) indicates that topography would dictate overland surface water flows would be to the east (towards and ultimately under Mold Road).  A Grampian condition is already proposed to ensure that this surface water flow route is in a fully functioning condition.

It is worthy of note that Greenfield is identified as being at surface water flood risk, with the grounds of the property being a notable topographic low point locally.
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Recommendation
No change

Pages 54 – 71
WRO   P/2015/0890
Former Brother Industries, Croesnewydd Road, Wrexham

SPEAKER:
FOR – Mr Matthew Gilbert (Agent)

Applicant’s Submission

A draft Planning Obligation has been submitted that would secure the items listed in Recommendation A below.

Observations

The Council’s solicitors have advised me that the form and content of the Obligation is broadly acceptable although it will require some minor amendments before it can be signed.  

Notwithstanding the above this submission shows a clear commitment by the applicants to delivering the items set out in Recommendation A (below).  It also shows a willingness to assist with the swift completion of an Obligation should Members support the recommendations in my main report thus allowing planning permission to be granted without undue delay and in turn (subject to compliance with the planning conditions) enabling work to start on site later this year 

Recommendation

The recommendation in my main report be corrected as follows:

RECOMMENDATION A

That the Council enters into an Obligation under Section 106 of the Town and Country Planning Act 1990 to secure:

(i) payment of a contribution of towards primary school provision in accordance with the formula set out in LPG27.

(ii) the establishment of a management company to secure the long term management and maintenance of on-site public open space and areas of ecological importance;

(iii) payment of a financial contribution £17,000 (comprising a one off payment of £5000 an annual payment of £2,400 a year for a period of 5 years) towards improved public transport infrastructure and the diversion of existing bus services.

That the Head of Environment and Planning be given delegated authority to approve the final form and content of the Obligation.

RECOMMENDATION B

Upon completion of the Planning Obligation that permission be Granted subject to the conditions listed in my main report.

RECOMMENDATION C

That if the Obligation pursuant to Section 106 of the Town and Country Planning Act 1990 is not completed within six months of the date of the Committee resolution the Head of Community Wellbeing and Development be given delegated authority to refuse the application for the following reasons:-

1. Inadequate provision has been made towards the provision of additional community infrastructure.  Without this additional provision, existing community infrastructure does not have sufficient capacity to cater for the development.  As such the development does not accord with policy GDP2 of the Wrexham Unitary Development Plan.

2. The development makes inadequate provision for the long term maintenance of habitat areas and on-site open space and as such does not accord with policies GDP1, EC6 and CLF5 of the Wrexham Unitary Development Plan.

Pages 72 – 81
ISY   P/2016/0004
Jubilee House, Sun Lane, Bowling Bank, Wrexham

SPEAKER:
AGAINST – Mr D Gascogne

Representations
Four further representations received following the re-consultation period.  The following points are made in addition to points already made in the main report:

· There is extremely little change to the look of the proposed property;

· Apart from the harm that will be caused to ecological interests, the amount of glazing will result in light pollution that will harm the rural and dark aspect of Sutton Green which will result in urbanisation of the area;

· Where will the commercial vehicles be parked alongside the personal vehicles and will this result in further storage buildings for electrical supplies?

· This proposal is as a result of incremental development over time from a small house of 3 to 4 people to 3 individual dwellings housing anything between 15 to 18 people;

Observations
I am satisfied that the additional points made have been addressed in the main report.

I have received comments from the ecologist regarding the contents of the submitted Ecological Report.  This report notes that the building currently displays evidence of the presence of bats and on this basis further two further emergence surveys should be carried between May and September.  For this reason I recommend that the application is deferred until such time that those surveys have been carried out.  This will allow possible mitigation measures to be incorporated into the design of the scheme.

Recommendation
That consideration of the application is DEFERRED until additional information in the form of further emergence surveys in respect of protected species have been carried out. 

Pages 91 – 98
CHI   P/2016/0219
Kronospan Ltd, Holyhead Road, Chirk, Wrexham

SPEAKER:
FOR – Mr M McKenna (Representing Applicant)
Representations
National Trust:  Grade I Listed Building and set within a park and garden registered Grade I on CADW / ICOMOS Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales.

The works would have a significant visual impact on the surrounding area.  The application should have adequately addressed the impact on the surrounding area but the National Trust recognise that views will be limited from National Trust land.

National Trust notes that the application site relies on tree planting to mitigate the impact on the World Heritage Site that is not within its ownership or control.

1 of the neighbours objecting on the main report has made the following additional comments:  Whilst it is noted that the intention is to improve air quality, it would not be such a concern if Kronospan was re-sited away from the village.  Also concerned of the impact of the development on the World Heritage Site and Conservation Area.

Observations
I am satisfied that the impacts on Heritage assets have been assessed within the main report and there will not be any significant change on the impact of heritage assets and the proposal will significantly improve local air quality.

Recommendation
As main report.
Pages 114 – 119
BRO   P/2016/0279
Clayton Arms, Moss Hill, Moss, Wrexham

SPEAKER:
FOR – Mrs Stephenson (Applicant)

Applicant’s Submission

Amended plan submitted to address the comments made by Highways in respect of providing sufficient space for vehicles to turn within the parking area.  

Recommendation

Conditions 02 and 08 be amended to refer to plan no. 1519-MA(00)0001 Revision A

Condition 03 be amended as follows:

The vehicular parking and turning areas as shown on approved drawing no 1519-MA(00)0001 Revision A shall be fully laid out, surfaced and drained prior to first use of the development.  These areas shall thereafter be permanently retained and kept free of any obstruction, and made available solely for the parking and turning of motor vehicles at all times.
__________________________________________________________________________

ALL OTHER ITEMS WILL BE TAKEN IN THE ORDER SHOWN ON THE ORIGINAL AGENDA

Pages 104 – 113
BRY P/2016/0264
Consultations 

Welsh Water – Recommend a condition that a scheme of foul and surface water drainage be submitted for further approval.

Representations

One further representation received raising the following points:

· The development would adversely affect the highway safety of both road users, local children and local residents.  Drivers would be driving on to the highway from a concealed entrance and that the entrance is only the width of a single vehicle , this offers very poor visibility onto the Highway.

· The development offers restricted opportunities for a vehicle turning circle on the development, which in turn gives way to vehicles reversing on to the highway from a concealed entrance.

· The development will have an adverse effect on the residential amenity of neighbours due to loss of privacy, overlooking, disturbance, unacceptable overdevelopment of the site with the loss of neighbour’s garden land, loss of open aspect, unacceptable loss of access for the use of gaining entry to garden and refuse access.

· The development would have an effect on the character of village as this development would be an apartment based development in the village of Tanyfron and which we already have a number of this type of development on the old steelworks site and therefore, again spoils the character of the village.

· As a resident of Tanyfron and have been for a number of years who feels that this is a totally unnecessary development considering the number of homes and apartment type homes for sale in the immediate area, and such a development is therefore unwarranted.
Observations

The development is as a result of a conversion of an existing building with existing foul drainage provision and surface water disposal provision.  I do not consider that the nature of this development is such that an adverse impact upon the existing site drainage will occur.  There is a decrease in the amount of roof area of the building.  Additional hard surfacing is unlikely to be of a significant amount in comparison to the loss of existing roof area.  A condition is already imposed in the recommendation to ensure that no surface water runs of the site onto the adjoining highway.

The substantive issues covered by the additional representation are considered in the main report.  The type of accommodation proposed is not generally a matter for consideration and the provision is based on market demands.  Nevertheless, the proposal is for the conversion of the building not too dissimilar to a terrace of properties which is characteristic of the area.

I have received confirmation that the proposed development will require maximum contributions towards primary and secondary education provision in accordance with policy GDP2 and LPG27.  This is reflected in my amended recommendation.

Members are requested to note that immediately adjacent to the proposed vehicular entrance there is currently a telegraph pole in situ.  Highways are satisfied that the presence of this pole will not necessarily result in a significant hindrance to visibility from the site given the on site improvements that can be achieved by the removal of the boundary treatments.  However, I have amended the visibility splay condition in my recommendation to reflect this. 

Recommendation

RECOMMENDATION A

That the Council enters into an Obligation under Section 106 of the Town and Country Planning Act 1990 to secure a financial contribution towards primary and secondary education infrastructure provision.

That the Head of Environment and Planning be given delegated authority to approve the final form and content of the obligation.

RECOMMENDATION B

Upon completion of the Planning obligation that permission be GRANTED
subject to the conditions featured in the main report with the amendment of condition no. 14 to read as follows:

14.  Prior to the first use of the development hereby approved, the vehicular access shall provide a visibility splay of 2.4 metres by 25 metres to the east measured to the nearside edge of the adjoining highway.  Where these splays cross the application site there shall be no obstruction in excess of 1 metre in height above the level of the adjoining highway.  The splays shall thereafter be permanently retained in this condition thereafter. 

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

RECOMMENDATION C

That if the obligation pursuant to Section 106 of the Town and Country Planning Act 1990 is not completed within 6 months of the date of the Committee Resolution the Head of Environment and Planning is given delegated authority to refuse the application for the following reason:-

No contribution has been made towards the provision of additional school capacity and without the additional provision, there would be insufficient capacity to cater for the development.  As such the development does not accord with policy GDP2 of the development.

1

