Planning Appeal


Proposal: Erection of 4 bed detached dwelling with associated detached garage.

At

Land adjacent to Ashgrove, Off Pant Hill, Off Pant Hill, Penycae, Wrexham, 
LL14 2DH.



Introduction

The application site lies within the settlement boundary of Penycae, an area known to have a shortage of residential dwellings.

The proposed development of a large plot, retaining the existing property and providing an additional unit to the vicinity is seen as sustainable and economic to the area, ensuring an existing plot becomes more manageable.

The site was noted as being served by 2 private drives which several other properties use, gaining access to the rear of their homes, providing off road parking. 

As there are 2 driveways serving the site there are 2 separate access points 1 located off Afoneitha Road, with the second positioned off Pant Hill.


Planning Application P/2019/0406

A total of 4 reasons for refusal have been listed on the decision notice. 3 reasons referring to insufficient information provided as part of the application with 1 main reason for refusal on planning grounds being highways concerns.

During the course of the application further surveys were conducted by the Blueprint team to illustrate a detailed visibility and access plan, noting visibility splays and sightlines to assist the Local Authority in their decision.
 
Unfortunately the council were unable to support the application.  Their opinion of the visibility splay from the existing access deemed as inadequate and not being able to support 1 additional dwelling using the access.







Reason for Refusal

1.
Insufficient information has been submitted in support of the application to demonstrate that any resultant surface water generated by the development would be disposed of appropriately.  In the absence of this information, It has not been demonstrated that flood risk can be acceptably managed post development and proposal would be contrary to Wrexham Unitary Development Plan Policies GDP1(i) and EC13.
Over differing applications, we have been informed that this information is required, on others that this can be conditionally approved.  With the other councils approving applications without this information and again supplying conditional approvals, I do not believe that this information is essential at this stage.
Although the following has been stated in the consultation received as part of the application, I disagree as the application site doesn’t include the area referred to within the NRW maps which are known to be inaccurate. The site is located in DAM Zone A as defined within TAN15. NRWs surface water flood map identifies a high risk of flooding to the south eastern extent of the site. I would recommend this flood risk is investigated further to ensure the proposed development will not interfere with any existing surface water flow routes, resulting in an unacceptable risk to the future users of the site or neighbouring properties.

Consideration of course must be given to surface water, however it must be noted the application is for a single dwelling. I do believe the new legislation is being misinterpreted as reference is made to no more than one dwelling ‘or’ where construction area is greater than 100m². The application deposited under P/2019/0406 is for a single dwelling.


2.

Insufficient information has been submitted in support of the proposal to demonstrate adequate tree preservation/protection. The proposal does not provide for the conservation of trees and to allow the development would be therefore be contrary  to the Wrexham Unitary Development Plan Policies H2, PS2, GDP1 and EC4.
Policy H2 refers to new dwellings will be permitted on unannotated land within settlement limits subject to compliance with GDP1, a separate policy which is noted within the reason for refusal.
The site itself does have fruit trees within the existing amenity space, trees which we believe aren’t of significant species and could be removed from the amenity space without the permission of the Local Authority. Trees have been removed from the site several years previously due to concerns relating to safety.
Reference is made to PS2 within the reason for refusal a policy which concentrates on ensuring the proposal would not affect countryside, landscape or townscape character something I firmly believe would not occur following the proposed development, this is due to the existing townscape beyond the application site, the site would remain screened from the countryside due to the topography of the site and retention of existing hedgerows which are to be retained and existing residential dwellings to the rear of the application site. 
Policy EC4, conservation and management of hedgerows, trees, orchards, woodland, wildlife and other natural landscape and water features, the support of an additional dwelling on this large plot would ensure the maturity of the site is retained, with existing hedgerows forming the boundaries maintained, our proposal would therefore fully accord with planning policy.
3.
Insufficient information has been submitted with the application with regards to coal mining features and hazards within the defined Development High Risk Area. It has not been demonstrated that the application site is safe, stable and suitable for development and to allow the development would therefore be contrary to Wrexham Unitary Development Plan Policies H2 and GDP1 (f) and the advice contained within Planning Policy Wales paragraphs 6.9.23 to 6.9.27.
The application was supported with a mining report obtained by ourselves, which stated there is no record of any mine entries within the boundary of the property. 
Due to the findings of the mining report obtained by Blueprint we see no reason why this item could not be conditioned to supply the additional information upon permission being obtained for the site. 
Full mining reports can prove to be costly exercise for the client, approximately £3000 to obtain a report, as the mining report obtained and supplied as part of the application states: “The property is in a surface area that could be affected by underground mining in 2 seams of coal at shallow to 140m depth, and last worked in 1872”. A Structural Engineer would be involved during the building regulations to design and calculate engineered foundations to span any potential voids within the ground. This would be deemed as a satisfactory method of dealing with poor ground conditions.
4.
There is restricted visibility at the existing access to the adopted highway and increase use of this access would increase the likelihood of danger to all road users. The access to the site take the form of a narrow unmade road of substandard surface which is considered incapable of supporting further residential development. The proposed vehicular access to the site would have a significant detrimental impact upon highway safety and the proposal would therefore be contrary to Wrexham Unitary Development Plan Policies H2 and GDP1 (d). 

The un-adopted highway currently serves 10 + dwellings with 2 separate access points from the adopted highway, providing vehicular access to dwellings located on Pant Hill as well as dwellings served directly off the unadopted highway. This already exceeds the 5 recommended by the highways department. 

There is no reason to believe the construction of 1 additional dwelling will provide an unsafe vehicular or pedestrian access to and from the development site. The net increase in traffic from one additional dwelling using the 2 access point’s amounts to a 7% increase in traffic movements, a very minor increase in terms of the current use of the unadopted highway.

Due to the make-up of the highway being compacted stone vehicles using the access route would only be travelling at low speeds between 5 & 10 mph ensuring the danger to users of the private driveways is further limited. 

Having taken on board the highways officers comments during the application, we attended site to take a detailed survey of the existing access point, it was determined during the survey a sightline can be provided which intersects with the existing railings providing a splay of 19m in a westerly direction, which currently serves 10+ properties.

There is the potential to improve the current westerly splay by installing visirail for a short section of the raised footway, this could improve the splays for all road users.

With the inclusion of 1 additional property using the existing access point the increase in traffic movements is minimal, it is important to note extensions that have been made to existing properties using the highway, increasing the number of bedrooms which in its self could potentially add to the traffic movements using this access point.

Conclusion

This site has been carefully considered during each stage of the design and planning process, no comments have been made on the principle of the large plot being able to support an additional dwelling.

The increase in traffic movements using this existing access point is negligible, should it be deemed the access requires some level of improvement the visirails could be installed to increase the Westerly splay as stated above.

This alteration would improve the splays for a number of properties using this access at present, an improvement which would be welcomed by the Highways Department.

I therefore respectfully request the Planning Inspectorate to consider the points raised in this appeal and grant planning permission for this worthy proposal.


Dafydd Edwards

for Blueprint Architectural Services
