Planning Appeal


Proposal: Reconstruction of existing garage to form garage and wc facilities with first floor office.

At

Land Adjacent to Spectrum Garden Centre, Mold Road, Cefn Y Bedd, Wrexham, LL12 9UR.



Introduction

A dilapidated structure currently occupies the application site. It is understood the property historically was a shop unit serving the local community. 

The property has more recently been used as a garage with a vehicle still occupying the floor space when peering into the structure.

The site is accessed via a private drive off the main highway, Mold Road, Cefn y Bedd.

Located in a village, the property is easily accessible by means of public transport or by private car.


Planning Application P/2019/0885

1 reason for refusal has been listed on the decision notice. 

This particular application did succeed in removing 2 of the 3 reasons for refusal on the original submitted application.

The earlier application P/2019/0326 was refused on: 

Ecological survey, justification no harm placed on surrounding residential amenities & number of parking spaces provided. 

Prior to resubmitting the application under P/2019/0885 our client obtained an ecological report for the possible presents of bats. Design amendments were made to the plans to remove the planning officers concerns with regards to residential amenities and parking spaces provided.






Reason for Refusal

1.
Insufficient information has been submitted with the application to demonstrate that no harm would result to residential amenities of neighbouring properties, by virtue of the use proposed. In the absence of this information, it has not been demonstrated that the proposal would be compatible with surrounding uses and would conflict with UDP policies E4 and GDP1.
The above reason for refusal was also a reason for refusal noted on P/2019/0326. Significant design changes were made to proposal to remove any potential harm in the form of overlooking with the reconfigured layout and altered position of opening lights. 

In comparison to the varied schemes drawing J128/004 Rev C had a first floor office and window which would potentially overlook a neighbouring property. 

The position of this window was altered to the side elevation where open countryside is present to avoid overlooking: See drawing J128/004 Rev E. 

Significant internal changes were also made, position of the WC – relocated to the ground floor with the staircase being altered to accommodated the change in design of the internal rooms to avoid harm to the neighbours.

Policy E4 Employment development on unannotated land within settlement limits will be permitted subject to Policy GDP1.

It is important to note the application site should have a use attached to it, a building currently occupies the site. Historically a class use of A1, the property was once a small shop serving the village. 

Should this use be difficult to justify to the local authority, the site should be classified as a B8 storage facility as the title is not attached to any residential dwelling in the vicinity but has clearly been used for the storage of a motor vehicle.  

The reconstruction of this property is an economic use of land and avoids pressure on the countryside. 

The proposal wouldn’t have a detrimental effect on existing amenities due to the careful positioning of windows and the proposed use being an office which won’t create noise, vibration or affect health of occupiers of the immediate neighbouring properties. 

The reconstruction of this building will automatically enhance the visual quality of the area, replacing a dilapidated structure. I therefore consider the proposed development to be in compliance with Policy E4 of the UDP.



Policy GDP1 All new development should:

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. 

The proposed garage and office structure was designed with scale, design and layout in mind. The scale of the building has been determined by the plot it occupies together with the existing footprint of the structure currently on site. The proposal is designed to ensure the site is enhanced.  

The building would provide a positive contribution to the area; replacing the existing dilapidated structure, improving the visual appearance of the locality, while being in-keeping with the characteristics of the existing building. 

b) Take account of personal and community safety and security in the design and layout of development and public / private spaces. 

The reconstructed property will produce a secure building, and will improve the natural surveillance of the area with a building that could potentially be occupied several days a week, this would act as a natural deterrent for vandalism in the locality.

d) Ensure safe and convenient pedestrian and vehicular access to and from development sites, both on site and in the nearby locality. 

The site is currently accessible via a private road to the sites boundary, the proposed use of the building wouldn’t have a detrimental effect on the locality and currently provides a safe route of access. The highways officer comments are noted as having no objections to the proposal.

e)  Ensure that built development is located where it has convenient access to public transport facilities, and is well related to pedestrian and cycle routes wherever possible. 

Being located in the village of Cefn y Bedd the area benefits from excellent public transport links in the form of trains and busses. The train station is located approximately 5 minutes walk from the site with the nearest bus stop a stone’s throw away.

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. 

Amenity of the public has been carefully considered with the structure that currently occupies the site in mind. Studying existing openings and the proposed layout we have be able to improve matters with a revised internal layout to protect the amenity of the neighbouring properties. With the use proposed being an office and store facility the affect on neighbouring properties is negligible.

Taking into account the stipulated policies together with the accompanying ecology report we feel our proposal is fully compliant with GDP1 of the Wrexham UDP.

Conclusion

The replacement structure will improve the immediate visual impact of the site making good use of a parcel of land that is currently occupied by a storage facility. By introducing a garage/office in this location it will enhance the properties amenity & privacy. 

Careful consideration must be given to the existing structure occupying the site, there is an opportunity to improve the current characteristics of the area by introducing a new superior structure, which does comply with the local authorities own policies.

Further information has been provided to determine the re-submitted application with the amendment of parking provision, location of windows (to avoid overlooking) and an ecological assessment (Bats and Birds). 

With the information contained in the above statement  I respectfully request that the Inspector grants Planning Permission for this development as I believe this would be in accordance with Wrexham County Borough Councils own development control policies.


Dafydd Edwards

for Blueprint Architectural Services
