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THE BLACK LION. Park Road, Newbridge, Wrexham, LL14 3YS

CHANGE OF USE from Public House into single Dwellinghouse

and

OUTLINE CONSENT of new single Bungalow Dwellinghouse

PLANNING SUPPORT STATEMENT

The Black Lion public house appears on historic pirgpfrom circa 1900.

In recent years local pub usage has declined radlyosnd this is reflected in the customers and
trading of the Black Lion, and it closed in 201fAwks bought by the Applicants in 2019 and
renovated and reopened in July 2019 but tradingideare unviable.

The property is in two parts:-
a) the public house building and gardens

b) the private car park for customers and ownershe opposite side of Park Road.

The premises are not suitable for any other comiadarse, but are highly suitable for residential
use within the existing residential area.

Access is direct from adopted public highway Paold® and there will be potential highways
benefits from the change of use.

There is no flooding risk on the NRW Flood Risk development Advice Maps

a) Change of Use of public house premisesinto residential dwelling house

The premises can easily be converted into a 3baddwelling house, with adequate living,
kitchen, & dining spaces, and bedrooms and bathscmmfirst floor. No external alterations will
be required.

Externally, the property has both private and austobeer gardens which can be opened
together to provide a generous private amenityespaatl in excess of 50sg.metres

The pub owners live at the premises and curremtti¢ pn their private pub car park.
As shown of the Proposed Site Plan parking fordthelling residents will be provided in the
front section of the car park, with two dedicatedking spaces, together with two shared spaces

for visitors shared with the proposed new dwelling
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b) Outline Consent for single new bungalow dwelling on car park

The proposal is for a single 3bedroom bungalow timgetvith the residential setting of Park
Road within the Settlement boundary of Newbridge.

It would be in keeping with adjoining properties particular the adjoining PenY Clawdd, which
has a single story fagade to Park Road

The land is currently used as the car parkingHergublic house customers, and for the owner
resident of the premises. It is mainly laid to taoywith a single prefabricated concrete garage.

The boundaries are chain link fencing to PenY Cliwveahd boarded panel fencing set in along
boundary to Plas Coch

The west of the site slopes down towards the mawviiMidge Road
As shown of the Proposed Site Plan, a bungalowbegpositioned and fenestrated to provide
privacy separation distances from existing neighimouproperties Pen y Clawdd, Plas Coch,

Epworth House, and Viaduct House; and for the cdadeBlack Lion public house.

In particular Pen y Clawdd would benefit by not imavpublic house car parking directly
alongside their property separated only by a chalknfence.

Viaduct House on Newbridge Road is much lower aghit $ines from the bungalow would be
around and over its roof level towards the Valé&lahgollen.

Adequate private amenity space can be provideth®dwelling in excess of 50sqmetres,

Two private parking spaces and turning can be gea/within the proposed new plot boundary,
with shared driveway and visitor parking outsideaged above.

Highway Access

Currently the car park is separated from the hightegorevent unauthorised parking outside pub
opening hours.

Visibility along Park Road is limited by neighbougi properties each side, but road speeds are
low due to the character of the road and usage.

The Proposed Site Plan shows an improvement byvanbdfencing and setting back parking
spaces with low level planting areas with a ceisteal entry/exit position.

Currently the brewer’s dray vehicle reverses ukRarad and stands on the highway whilst
making deliveries to the Black Lion as it is nosgible to turn or park off-road.

The change from public house to two dwellings vatiuce the potential traffic movements along
Park Road, and entering / exiting the site.

Overall the proposals will be a significant bengditoad safety.
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WCBC Planning Policy

Changeof Use

The curreniWrexham Adopted UDP 1996-2011 is now out of date, but with referenceRolicy
S9 and Para 8.16;
Policy S9: Loss of Local Services
Outside of Wrexham Town Centre the district shappentres, proposals that entail
the loss of shopping/commercial facilities willphe permitted where:-
a) The use is no longer viable and all reasonalbierapts to sell or let the business
over a 12 month period have proved unsuccessful;
OR
b) the building is in a derelict and unsightly caiwh and the proposal would bring
about substantial environmental improvements
and
c) the loss of the facility would not prove detnirtzé to the social and economic fabric
of the locality.

8.16 These facilities usually take the form of poste#f, small convenience stores, banks
and public houses. The loss of these facilitieddcdatrimentally affect local residents’
quality of life and create a need to travel to fieis further afield.

The business has proven unviable since re-openi@@19 following a 2year closure, despite
renovation by the applicants, and them ‘livingand running it themselves.

The premises have now been marketed for Smontiheutiinterest.

Following renovation by the applicants in 2019 pnemises are not unsightly, but being unviable
there will be no funds available to maintain thapearance.

TheBlack Lion is not theonly provision forNewbridge settlement which has another public
houseT he Pubby M cPub Face (Newbridge Arms)ithin 100m of the Black Lion.

Therefore its closure and change of use would e detrimental to the social or economic
fabric of the community or the local area, nor hawdetrimental impact upon local residents’
quality of life, and complies with main reasoninghind Policy S9.

As noted above, the Adopted UDP 1996-2011 is nosayout of date.

We would therefore refer to the
Deposit Draft L DP 2013-2028, which is well advanced under ‘Examination’, waim for
adoption 2021.

Policy R7: Loss of Local Services

The loss of a public house will only be supporteéne:

i) The use is no longer viable and all reasonatiterapts to sell or let the business

have proved unsuccessful;

OR
if) A similar service is available within reasonabialking distance

TheBlack Lion is not the only provision forNewbridge settlement which has another public
houseT he Pubby M cPub Face (Newbridge Arms)ithin 100m of the Black Lion.

Therefore the proposal for Change of dsmplies with Emerging Policy R7
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WCBC Planning Policy

Housing

The site is located within the identified SettletnBoundary for Newbridge / Cefn Mawr in a)
the current Adopted UDP 1996 — 2011

and

b) the draft LDP 2013-2028 - Cefn Mawr Tier2 SeevCentre

The currentWrexham Adopted UDP 1996-2011 is now out of date, but with reference to
Policy H2 ‘Windfall' housing development is allowed sites within settlement boundaries

As the UDP is out of date, the Council is considdmehave a zero land supply, and in 2017
calculations showed a lack of a 5year Housing Lavailability.

The first draft LDP 2013-2028 (Plan 1) was withdreafter initial examination by Inspector,
with one concern being the need to identify add#ichousing provision.

Deposit Draft L DP 2013-2028, which is well advanced under ‘Examination’ aimiiog

adoption 2021 includes Policies PS1 and PS3, whiith,reference to paras 5.16, 5.27, and 6.51
allow and anticipates gains from ‘Windfall' housidgvelopment on sites within settlement
boundaries.

Therefore the proposal for a single bungalow dweglivith the residential setting of Park Road
within the Settlement boundary of Newbridge congpliéth both Adopted and Emerging
Policies.

CONCLUSION

Due to the current circumstances compounding tlaenlying viability issues of the business we
would request a pragmatic approach to the detetimmaf the application for Change of Use
against Adopted Policy and Emerging Policy, and @@nsent can be granted

The Outline application for Proposed Dwelling coraplwith Adopted Policy and Emerging
Policies, and therefore, in combination with thea@ge of Use, that Consent can be granted

ADS/MCA 04/12/2020



