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1.0 SITE AND CONTEXT
The existing house is set within a quiet location in open countryside and stands within a mature garden that extends to 0.08 hectares or thereabouts.

The property lies to the North of Church Lane a minor country lane providing access to the local church and surrounding rural properties in Is-Y-Coed.

The house is positioned close to its rear Northern and Western side boundaries adjoining agricultural fields.

The existing building is a two-storey house of traditional construction with a rectangular plan form.  A step in the frontage about the entrance porch breaks the plan.  The roof is hipped at the building corners forming a pyramidal shape over the main part of the house.

Single storey bays on the front and rear are part of the original dwelling as constructed.  A detached brick garage and outbuilding to the rear are built in matching construction.
The house has suffered from severe settlement inducing movement cracks throughout the structure.  There is pronounced distortion and slope of the floors and particularly the upper first floor.

2.0 PROPOSAL

The existing property is vacant following the death of the applicant’s parents.

The extent of the structural faults and defects are sufficient to not justify a repair that would be viable.  As built, it does not meet present day living standards.

The walls and ground floor are solid with no insulation and resistance to damp coupled with the major structural faults could not be introduced retrospectively.

The roof which is not free from defect has no secondary protective sarking layer below the slates although insulation could be introduced.
The roof obviously built off the external walls that have been so severely damaged by movement in the foundations could not be retained.  The internal walls are also fractured with visible movement and would need to be replaced.  There is wide spread rising and penetrating damp through the structure.

The layout and level of facilities provided are also not up to present day standards.

It would not be reasonable to retain an inadequate structure at huge cost to stabilise the buildings movement.

The proposal seeks to demolish the existing sub-standard structure and provide a replacement dwelling.  To satisfactorily remedy the problems rebuilding would provide the opportunity to provide a new sustainable dwelling. 
The National Planning Policy Framework promotes a presumption in favour of Sustainable Development.  The replacement dwelling will use renewable energy such as a ground source heat pump with the highest possible levels of insulation to a sound fabric.
High levels of glazing have been deliberately positioned to face South and West for passive solar gain and to use the core of the house as a heat sink.  The internal masonry walls and floor will retain the heat and the use of a heat recovery system will control natural ventilation.

A structurally stable and sustainable dwelling constructed to present day standard would make for the most efficient use of land and resources.

3.0 ACCESSIBILITY
3.01
The existing pedestrian and vehicular access to the replacement dwelling will remain unchanged. 

3.02
Level or ramped approaches will be provided from the parking area to the building in accordance with Local Guidance Note No. 6 – Access to and use of Buildings Approved Document M of the Building Regulations and British Standard BS8300. A path suitable for prams/pushchairs and wheel chairs will be provided from the parking area to a flush threshold entrance door. 

3.03
The replacement dwelling provides ground floor toilet and washing facilities. This will allow all age abilities access and adapt to changing needs. The existing dwelling is not able to be altered or provide these facilities. 
3.04
A replacement detached garage is linked to the house providing protection and security and a second car parking space.  The existing car turning area and ample visiting parking is retained. 

3.05
Access for emergency vehicles remains unchanged. 

3.06
The new replacement dwelling, to comply with modern building standards, will allow for a secondary means of escape from windows at first floor or inner rooms. This will provide an improvement on the existing arrangements. 

4.00
ENVIRONMENTAL SUSTAINABILITY
4.01
Energy/CO2
4.02
The minimum requirements of the Building Regulations will be met as they incorporate Energy & Efficiency rules as the government scraps the Code for Sustainable Homes.

4.03
The Local Authority requires 10% of the future energy production of the development be sourced from renewable energy sources. A combination of wood-burning stoves to supplement the heating by renewable ground source heat pumps with photovoltaic solar panels will generate electricity. 
4.04
Photovoltaic solar panels positioned on the South West facing roof pitch. 

4.05
The design avoids overshadowing from nearby trees.  The dwelling will have a pitched roof which enables solar energy use where appropriate.  The main living area is on the south facing elevations with a garden room that can be separated.  This allows for natural solar passive gain in the summer months and provide a protective envelope for the winter months.  The design otherwise will be traditional that replicates normal window sizes to avoid over use of glazing that will result in overheating in summer and loss of heat in winter.  

4.06
The design replicates the existing dwelling to be replaced so it is not an overdevelopment.
4.10
WATER
4.11
Selected fittings within the final design will minimise the water consumption.  Water will not exceed 125 litres per person per day calculated in accordance with the methodology set out in the document “The water efficiency calculator for new dwellings”. Water supplied to the domestic hot water distribution system is not to exceed 60 degrees and limited to 48 degrees to any bath. This will comprise a non-self resetting energy cut out and temperature relief valve.  The hot water system will have copper pipe work sized in accordance with G3 Table 1 that discharges hot water from safety devices to an open and visible place where it will cause no danger.  Pipe work will be designed to limit the transfer time between hot water storage and hot water outlets.

4.12
The dwelling shall have a rainwater harvesting tank situated before any final soakaway to ground.  The harvesting tank shall capture rainwater and allow a limited storage to enable watering of plants and gardens etc. This may include such simple devices as rainwater butts to each rainwater pipe.

4.20
MATERIALS
4.21
Materials will be carefully selected from a portfolio provided by Wrexham Borough Council’s Planning Department so that the development will reflect the style of surrounding buildings and local townscape characteristics. 

4.30
SURFACE WATER RUN-OFF
4.31
Sufficient space exists to enable the use of sustainable drainage systems (SUDS).

4.32
The hard landscaping shall use different paving materials to define different functions.  

4.33
Private drive shall be either free draining block paving or gravel all to achieve a sustainable drainage system for natural storm water.

4.34
The scheme seeks to create a balance of need and not an over development with ample use of space between and around the dwelling.  These green “lungs” provide space for sustainable drainage systems.


4.40 
WASTE
4.41
The layout for replacement detached house has the same generous large private amenity space.

4.42
The generous private space is accessible all round the dwelling. Providing in excess of the minimum space standards ensures ample opportunity for the storage of waste refuse bins to the rear of the properties.  All refuse bins can be brought forward for collection without any passing through the dwelling.  The large garden is indicative of the area.  It will allow the natural composting of organic material.  It will encourage the dwelling users to separate and dispose of their own organic matter.
4.43
The existing building will be demolished by hand to allow for the retention and salvage of roofing, wall and timber materials. This will be recycled by local demolition contractors. Waste masonry shall be crushed to provide hardcore material that will allow compaction and reuse within the replacement dwelling foundations.  
4.50
POLLUTION
4.51
The replacement dwelling would not generate or raise the existing noise levels.  The site is separated from other distant properties by agricultural land.  Sufficient separation exists to not warrant noise mitigation measures.

4.52
The proposed development is not within zone C2 area of flood risk.

4.53
Sustainable urban drainage systems are incorporated to not impose further demand or create risk to the surrounding area.

4.54
No known mining activities in the area.

4.60
HEALTH AND WELLBEING
4.61
Isycoed is an isolated hamlet with scattered dwellings around the church, primary school and village hall.
4.62
The existing residents of Isycoed are able to enjoy the quality of life that rural life brings.  The proposal is for a replacement dwelling built to modern standards to ensure support and use of rural facilities.
4.63
The proposal is connected via the existing vehicular network of narrow country lanes.  

4.64
The site is relatively flat and user-friendly to all ages.

4.65
An extensive range of local amenities exists in adjoining villages and further afield in the neighbouring town of Wrexham.

4.66
No trees are affected by the proposals.  The existing visual amenity remains unaltered.

4.70
MANAGEMENT
4.71
The single dwelling will be managed by the Occupiers to ensure there is accountability and local responsibility invested with the development.

4.80
ECOLOGY
4.81
A Phase 1 Habitat Survey & Protected Species Assessment report has been commissioned and submitted with the application.

5.00
CHARACTER
5.01
The existing dwelling is a 3-bedroom detached two-storey house standing within its own grounds. It has a detached garage and further outbuildings to the rear. The dwelling is part of small hamlet of isolated dwellings within a rural location in open countryside. 
5.02
Other adjacent dwellings are predominantly facing brick under a natural slate roof covering. 


5.03
The existing dwelling has a hipped pyramidal roof of natural slate roof covering over red facing brick external walls. It has suffered debilitating structural movement with severe settlement. 
5.04
The dwelling dates from after the second world war when materials were scare.  This limiting factor produced poor construction that has led to the need to replace the existing dwelling. The age of the property results in solid walls that provide no insulation and resistance to penetrating moisture.  
5.05
There is no insulation within the existing wall or floor constructions. The roof of the original dwelling is uninsulated and does not meet present minimum Building Regulations standards. 
5.06
The Applicants seek a new dwelling fit for the 21st Century and beyond, with high levels of insulation. Using a renewable energy source in conjunction with insulation above present-day minimum standards will provide an efficient new dwelling. 
5.07
The existing dwelling is approximately 165 square metres in floor area including a detached garage and habitable outbuilding within 1 metre of the main house. 
5.08
A 33% increase would be modest and this suggests a new dwelling of approximately 220 square metres would be appropriate in terms of scale and mass. 
5.09
The existing dwelling is 7.0 metres high and not of any architectural merit or special historic interest. 
5.10
The proposed dwelling is located on the site of the original dwelling. It will be necessary to demolish the existing dwelling and garage to commence construction of any replacement, as they share the same footprint. 
5.11
The proposed new dwelling’s floor area is 220 square metres. The proposed overall height is 6.9 metres. Positioned on the same footprint takes advantage of the open private garden space to the East.
5.12
The proposal reflects the floor areas, form, bulk and character of the original dwelling. It also seeks, however, to make the best use of design techniques, siting and orientation in order to conserve energy, with high levels of insulation. 
5.13
The new dwelling will have a natural slate roof covering over a red facing brick wall finish punctuated with coloured UPVC window frames. Double insulating glazing to the windows on stone cills with a two-course low segmental brick arch over openings is proposed. 
5.14
The scale, design and materials are all appropriate to the setting and character of the area. The proposal seeks to provide modern positive benefits the existing dwelling cannot achieve, and make a positive contribution to the appearance of the locality.
5.15
The existing vehicular access will remain unchanged. The proposals indicate sufficient space to park at least four vehicles, with an adequate turning area. 

5.16
The existing public service connections will be utilised and new soakaways provided for storm drainage. This area has not been subject to flooding, and the new finished floor level will be as the existing. 
5.17
The existing hedge and fenced boundaries remain unchanged. A five-bar timber gate will provide vehicular access and is appropriate to and consistent with the rural location. 

5.18
The highway crossover to the private space will be delineated by blocks or granite sets. The car turning space will be in a self-draining material finish. Paving will be laid around the dwelling. The existing garden green space will remain as existing.  

6.00
COMMUNITY SAFETY
6.01
The proposal is for a replacement dwelling that occupies the same footprint as the existing dwelling to be demolished. 

6.02
The proximity to the access country lane remains unchanged. 

6.03
The building’s position and orientation does not reduce or alter the existing natural surveillance of the property from the lane or neighbours. 

6.04
There are no public spaces to be formed as a result of this proposal.  

7.00
MOVEMENT TO, FROM AND WITHIN THE DEVELOPMENT
7.01
The application is for a replacement dwelling which does not alter the existing number of car journeys or travel distances to local facilities. 

7.02
The existing dwelling, although providing substandard habitable accommodation could not ensure its suitability for the future. A new replacement dwelling will ensure the continued occupation that will support the existing community. 

7.03
All rural dwellings by virtue of their location are car-dependent. To ensure that those who wish to support and continuing living in rural areas, the housing stock needs to reflect modern standards. 

7.04
The existing country lanes are narrow, but highly used. No additional burden is placed upon the road network by the proposals. 

8.00 
DESIGN


The proposed replacement dwelling would be of traditional construction and appearance.  It would be built in a similar position as the existing footprint to avoid any material impact on the character and appearance of the area. 


The position retains the existing garden and utilised the existing access.


The massing replicates the existing scale and maintains the balance between developed and open amenity space to the side of the house.  The new construction would be highly insulated and utilise renewable energy to provide an efficient and sustainable dwelling.

8.01
USE


The site already provides an existing residential detached property so the replacement is clearly a compatible use.


Adequate off road parking, private garden amenity space and area for household waste bins and bicycle storage can all be provided externally on site.


A single dwelling makes very efficient use of the land available.

8.02
LAYOUT


The accommodation is over two storeys providing four bedrooms and two bathrooms at first floor level.  A detached garage is separated from the rear entrance by a car port to break up the mass and provide shelter to the everyday entrance and utility space.


A ground floor room that will enable all age living is positioned to the rear adjacent a ground floor wet room.  The main front entrance leads to the stairs and circulation space to access the living/working kitchen and main entertaining room.


A single storey garden room provides high levels of glazing to face South and West for passive solar gain and can be separated from the living part of the accommodation when not used in winter. 

8.03
AMOUNT


An existing single property is replaced by a single new dwelling.


The total floor area of the existing house; outbuilding and garage is 165 square metres with a total volume of 506 cubic metres.


Allowing for a modest one third increase would add 55 square metres to the existing floor area to provide a total of 220 square metres.


The proposal excluding the garage and garden room included for design purposes has been limited to provide a replacement of 220 square metres floor area.

8.04
ACCESS



The existing vehicular access off Church Road is retained.

8.05
SCALE



The overall height and scale of the replacement replicates the existing.  A pitched roof over two storey accommodation retains the character of house building in the area.  The mass is broken up by use of a glazed lean to on the South and West elevation to absorb natural heat gain.  


A staggered roof line adds interest and reduces the scale of the house as it steps down to adjoin the garage.


A protective shelter to act as a car port provides an essential need in an isolated rural location and links the detached single garage.

8.06
APPEARANCE



A natural welsh slate roof covering over a red facing brick maintains the appearance of other local buildings.


The fenestration repeats in a simple pattern and size in a highly efficient and maintenance free double glazed coloured upvc frame.

8.07
LANDSCAPING


The existing mature hedge and trees are all retained and would not be affected by the proposal.


The existing garden private amenity space is retained to maintain the existing build to green space ratio.


A free draining gravel turning area adjoins the existing vehicular cross over with the highway.

9.00
APPENDIX

9.01
Structural Engineers Report

9.02
Ecology Report – Elite Ecology
9.03
Flood Map

9.04
Photographs

10.00
CONCLUSION


The application seeks to demolish the existing house and erect a replacement dwelling.


The scale and mass is consistent with the existing dwelling.  The appearance reflects the character of other traditional two storey houses within the area.


Providing a traditional built sustainable dwelling improves the housing stock and ensures present day living standards are met.  It ensures the continued residential use by replacing an inadequate damaged property that is beyond viable repair.


The replacement dwelling will provide a highly insulated and efficient sustainable family home for the future. 
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