PLANNING APPLICATION STATEMENT – PROPOSED CONVERSION OF STONE OUTBUILDING TO HAIR SALON AT BEECH COTTAGE, GEGIN LANE, MINERA.
Description of the proposal.

I am proposing to convert an existing stone outbuilding/store into a Hair Salon.
The proposal would involve converting an existing single story detached stone outbuilding (shown edged red on Plan A) situated within our household boundary (shown edged blue on Plan A).
The general outer appearance and size of the building would remain unchanged i.e. stone walls and slate roof.  The front window will be replaced and the front door will be replaced and raised in height to provide the required height.  In addition, two new roof windows will be fitted to improve natural light within the salon.  See drawing showing existing and proposed elevations and floor plans (Plan B). The building is approximately 30m2, 5.5m x 5.4m x 3.5m high externally, 20m2 internal area.
On-site parking is available for four cars, (spaces 1 and 2 on the site plan, Plan A) for our use, and a further two spaces (spaces 3, 4 on the site plan), for two clients at any one time.
Nature of the activity.

I am a hair stylist and would work from the proposed salon alone, between the hours of 9 am and 6 pm maximum, Monday to Saturday.
There will be a maximum of two clients on site at any one time.

Minera does not currently have a Hair Salon so this proposal would provide a service to the community, reduce the travel needs of local customers and support community adhesion.
Covid -19 has shown how there is a demand for local services when travel is limited and how people feel more secure in a small one to one situation.
Pre-application advice reference ENQ/2018/0185
Pre – application advice was sought and a response provided by letter dated 31 October 2018 together with various emails.

In essence the advice given was that ‘the principle of development for the type proposed would be acceptable’.  However, this was subject to a satisfactory basic Structural Survey, a Bat and Bird Survey, and satisfying the Highway Officer with regard to on-site parking and suitable access visibility.

The following planning policies and supplementary planning guidance were highlighted as being applicable to the proposal:

Wrexham UDP Policy E5 - Employment in the Countryside
Wrexham UDP Policy GDP1 - Development Objectives.
Local Planning Guidance Note 16 - Parking Standards

The advice stated that ‘UDP Policy E5 permits small-scale development in the countryside through conversion of existing buildings, where the proposal accords with UDP Policy GDP1, the building is structurally sound and capable of conversion without extensive re-building and there would be no access problems or undesirable incursion into open countryside’.

The Structural Appraisal Report shows that the building is structurally sound and capable of conversion without significant alteration.

The overall scale of the activity, i.e. one member of staff, that is me and I live on the site, and a maximum of two clients at any one time would be considered small.  The curtilage of the property is fairly large and the nature of the business, being a hair salon, will not give rise to adverse impacts in terms of noise, nuisance or disturbance to neighbouring properties.

The parking provision complies with Local Planning Guidance Note 16 and the agreed visibility splays as shown on Plan A will be provided and maintained.

Only minimal alterations are proposed as part of the conversion and hence the original features of the building will be retained. 

Nature conservation and wildlife interest will be protected, see the Bat and Bird Survey Report.

The proposed Salon would support the GDP1 objective of securing a sustainable community.

Structural Appraisal Report
The Structural Survey found the overall condition to be good and capable of conversion. The Executive Summary is provided below and the full report is provided with the planning application.
Executive Summary
The inspection was made at the request of Ms Claire Ellis, the owner of Beech Cottage, who is seeking to convert the outbuilding into a commercial premises. The report has been prepared for submission with the planning application for the proposed conversion. The inspection was carried out during the morning of Tuesday 14th July 2020. The overall condition of the outbuilding is considered to be good. The property is robustly constructed and has been maintained to a good standard. The building fabric will require generally cosmetic repairs and refurbishment to ensure long term durability. No evidence of distortion or cracking was identified to the external elevations that would be attributable to settlement or foundation inadequacies. Cracking was identified in the left hand side and rear elevations. The cracking in the side elevation appears to delineate the edge of an infilled opening and is not considered to be significant. The cracking in the rear elevation reflects cracking noted internally below the canted purlin bearing. This type of cracking is not uncommon in buildings of this type or age where roof spread and degradation to purlin ends has occurred. The edges of the cracks were weathered which would be indicative of a reasonably longstanding defect. The cracking noted is minor and can be readily repaired by repointing. Cracking to surfaces identified internally below purlin bearings is generally minor and is considered to have resulted from slight historic roof spread, localised stress concentrations and slight degradation to purlin ends. The cracking under one of the bearings is reflected on the rear elevation externally. Although the cracking is not significant, it would be prudent to include for reinforcing bars locally to stabilise the areas below the bearings. The vertical cracking in the side elevation would appear to indicate the reveal of an infilled opening and is not significant. All cracking can be readily repaired by repointing. All of the external walls show evidence of rising and penetrating damp internally. No dampness is apparent to the floor slab which would confirm that the damp penetration is fairly minor. A drainage layer will need to be incorporated within the proposed conversion to ensure that internal finishes are unaffected. The roof over and the floor slab are in good condition and no repairs are considered necessary at this time.
Bat and Bird Survey
The Bat and Bird Survey found no sign of bats within the building and saw no bats emerge from the building.  There was no sign of nesting birds.  The Executive Summary is provided below and the full report is provided with the planning application.
Executive Summary

Site Beech Cottage, Minera, LL11 3YT; GR: SJ 27518 52479 Surveyors Lucy Boyett, with an assistant for the emergence survey Proposed work Internal works to convert a small store building, into a space for commercial use. Type of survey Preliminary Roost Assessment (PRA), emergence survey and nesting bird survey Results of survey • Gaps identified behind the bargeboards at both gable ends, which led through to the inside of the building, however, much of these gaps were covered by cobwebs. • With a window at both ends of the room, internally, the room was quite light, with limited dark areas suitable for roosting bats. • There were no bats or signs of bats or nesting birds seen externally or internally during the inspection. • During the emergence survey, no bats were seen emerging from the building and there was limited activity by common pipistrelles recorded. Survey conclusions • The building, had low potential for bats and the emergence survey showed it is not currently being used as a bat roost. • The building has limited suitability for nesting birds, no nesting birds were seen during the survey. Recommendations • As the building is not used by bats to roost, no further surveys, specific mitigation or reasonable avoidance measures are required. • To prevent birds from using the gaps above the gable walls to nest, it is recommended that they are blocked up prior to the works and outside of bird nesting season (from March to September [inclusive]). If works were to be conducted within bird nesting season then a thorough search for any nesting birds should take place immediately prior to the commencement of works. • Boxes are recommended to enhance the site for bats and birds.
Bat and Bird boxes will be provided as recommended to enhance the site for bats and birds.
Highway Officer Comments
A plan was submitted during the pre-application advice stage, showing a proposal for five on-site parking spaces and proposed visibility splays and the Highway Officer confirmed that these proposals would be acceptable in an email dated 13 December 2018, subject to the condition that the salon is restricted to one hair stylist plus one assistant.  
However, I have now decided that I will work alone and will not be appointing an assistant and therefore the existing four on-site parking spaces will provide adequate parking.
The visibility splays as shown on the Site Plan and previously agreed by the Highway Officer will be provided and maintained. 
List of enclosures submitted with full planning application form:
1
This Statement

2
Plan A showing 1:100 scale existing and proposed elevations and floor plans.

3
Plan B showing 1:2500 scale Location Plan and 1: 200 scale Site Plan, with land subject to the application edged red and our ownership edged blue.
4
Structural Appraisal Report

5
Bat and Bird Survey Report
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