Planning Appeal

Proposal: Outline application for residential development (8no. Dwellings) and construction of new access, closure of existing access point to garden centre and construction of new access point.

Fearndale Garden Centre, Berse Road Caego, Wrexham, LL11 6TP

Introduction

The application was submitted to Wrexham County Borough Council with all matters reserved.  This was to establish the principle of development on the parcel of land.

The application site is currently in use as a Garden Centre, as the use is established the site is recognised as a brownfield site, located within the County Borough.

Planning application P/2019/0089 is the second application deposited by Blueprint Ltd for this site. The first application P/2017/0879 was refused on 3 points which included access and loss of parking provision for the existing garden centre, items which have been addressed on application P/2019/0089.

It was noted prior to the application being made the site fell outside the settlement limit. Currently the application site is occupied by a Garden Centre deeming the parcel of land brownfield. The proposal to change the use of an underutilized parcel of land is seen as a sustainable development strategy.

Planning Application P/2019/0089

Reasons for Refusal 


1. The proposed development lies outside the settlement limit and within a designated green barrier. The proposed development would represent an unacceptable incursion in the green barrier and would not from a logical extension to the existing settlement. To allow the development would be contrary to policies PS1, PS2, PS3, PS4, H5, EC1 and GDP1 of the adopted Wrexham Unitary Development Plan.

Policy PS1 

New development for housing, employment, and community services will be directed to within defined settlement limits/employment areas.

The adopted Unitary Development Plan is now 8 years out of date, policies referred to within this document require updating urgently to accord with modern planning methods together with newly defined settlement limits for the County Borough. 

At present due to the UDP being out of date but is currently referred to as part of the planning process for developments within the County Borough. New national policy such as TAN1 has a knock on effect to policies set out within the outdated UDP.

TAN1 states that if a LPA does not have an adopted Local Plan (either in the form of a Local Development Plan or Unitary Development Plan that has not yet time expired), this effectively means that they cannot demonstrate a five year housing land supply. For relevant housing applications, this will be a significant consideration and the LPAs position could be materially weakened when considering residential development proposals.

It is understood the Local Authority have a deficit of new dwellings, the proposed re-development of this site will retain the employment aspect of the site and provide much needed new homes to the area. 

Policy PS2 

Development must not materially detrimentally affect countryside, landscape/townscape character, open space, or the quality of the natural environment. 

As the site is currently used as a Garden Centre, the proposal put forward will enhance the characteristics of the site, ensuring the development will not detrimentally affect the countryside.

The open countryside to the rear of the site is currently screened by large buildings of the Garden Centre, this would remain unchanged. The proposal could potentially enhance the natural environment with the of planting shrubs and trees. 

Our proposal fully accords with this policy and will have a positive impact to the landscape/townscape & character of the site.

Policy PS3 

Development should use previously developed brownfield land comprising vacant, derelict or underused land in preference to the use of greenfield land, wherever possible, particularly so where greenfield land is of ecological, landscape or amenity value, or comprises agricultural land of grades 1, 2 or 3a quality. 

The application site aims to alter the use for part of a site which is underused land. The re-development aims to support the existing use by reducing its land area, bringing underused sections of land into use. 
I believe our proposal is actually in accordance with  policy PS3 as the development proposes to use brownfield underused land.




Policy PS4

Development should maintain the existing settlement pattern and character and be integrated with the existing transport network to help reduce the overall need to travel and encourage the use of alternatives to the car.

The proposed development lies within a cluster of dwellings which are set outside the settlement limit, however the proposal aims to be sympathetic to the existing structures which occupy land next to & adjacent to our application site. A residential dwelling currently occupies the eastern section of land which is included within the application site.

The site itself is in close proximity to an existing bus stop, this public transport link serves the villages of Southsea, Brymbo, Brynteg Minera & Coedpoeth and town centre of Wrexham.

Occupants of the development would be encouraged to use alternatives to a car as the site is within walking distance of the town centre, and has established bus services.

Policy H5 (Housing in the Countryside)

Outside defined settlement limits new dwellings will only be permitted where:-

a) proposals accord with Policies H3, H4,and H8; or
b) proposals comprise infilling subject to Policy GDP1; or
c) an essential need to house a full time agricultural or forestry key worker can be established

Policy H5 refers primarily to housing in the countryside but has no reference to development of brownfield land. Our application site has a commercial use which was established many years ago, elements of policy H5 refers to other policies, which are also outlined within the reason for refusal (GDP1) I therefore do not consider our proposal to be contrary to this policy.   

Policy GDP1

a) Ensure that built development in its scale, design and layout, and in its use of materials and landscaping, accords with the character of the site and makes a positive contribution to the appearance of the nearby locality.
b) Take account of personal and community safety and security in the design and layout of development and public / private spaces.
c) Make the best use of design techniques, siting and orientation in order to conserve energy and water resources.
d) Ensure safe and convenient pedestrian and vehicular access to and from development sites, both on site and in the nearby locality.
f) Ensure the safety and amenity of the public and safeguard the environment from the adverse effects of pollution of water, land or air, hazards from industry and quarrying, and associated noise, odour or vibration arising from development.
g) Secure public services (e.g. gas, water, electricity) to development at minimum public cost.
h) Safeguard sites and areas of nature conservation and wildlife interest, and to provide new habitats where there is an unavoidable loss of existing habitats and areas of wildlife interest.

In regards to Policy GDP1 I have selected the applicable criterions of this particular policy to our application site. All of the above are considered when designing properties on a parcel of land. The development in its scale, design and layout has been considered to surrounding properties and the land available. The proposal put forward will enhance the current street scene and characteristics of the area.

Design techniques have been applied to the proposal, although not for consideration as part of this application with all matters reserved, as noted on the typical elevation drawing no: F029/005 thought has been given to the surrounding area in terms of design and heights for the proposal. 

The access arrangements into the site have been considered with alterations made to from the original application submitted P/2017/0879. In submitting an application with all matters reserved the highways department have considered a safe access to be achievable on the site with this reason for refusal removed as part of the decision notice issued for P/2019/0089.

The development is seen as sustainable in terms of securing public services to the site. As the site is currently occupied by a residential dwelling services such as gas/water and electricity are already serving the site, ensuring the public cost for the development is kept to a minimum.

As part of the applications process a number of departments/external bodies are approached for comments In relation to criterion H. NRW have advised the LA that should they be mindful to approve a scheme that conditions be added to the decision notice which include:

Condition 1 - Protected Species:  Planning permission should include conditions necessary to secure all avoidance and mitigation measures described in the bat report being set out in a method statement. 
 
Condition 2 - Protected Species: The submission and implementation of an external lighting/ internal light spillage scheme. 

The above request are general conditions which can be satisfied by a suitably qualified ecologist I therefore consider the application to be in-line with GDP1 of the Wrexham Unitary Development Plan. 

Conclusion

I believe the application is in line with the Local authority’s guidance and policies. This underused brownfield site is not currently a good use of a resource, used primarily as a car parking area for the existing garden centre. 

The relocation of structures, together with a revised parking layout would be a better use of land bringing underused sections of the site back into use, without affecting the open countryside to the rear.

All works are proposed within the current boundaries of the existing Garden Centre, ensuring full compliance with PS3 of the Unitary Development Plan.

The site is an opportunity to provide an unobtrusive small development within an existing hamlet of structures which are located outside the settlement but on a recognised brownfield site.  

The area of land is associated with a built form of development, does not feature a significant amount of physical buildings, however structures viewed from the street scene do currently appear to be out of character with the vicinity. The commercial nature of the structures adjacent to a residential dwellings look forced and are unattractive. 

Development provides opportunity to add an attractive development to the area. Significant consideration must be given to the additional housing the proposal provides, utilising a brownfield site with has excellent transport links to the town centre, and Villages within the County Borough.

I therefore respectfully request the Planning Inspector to consider the information which was previously present to the planning department and allow outline planning permission for the principle of development on this area of land.
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for Blueprint Architectural Services
