LAND AT FORMER BLACK HORSE PUB,
TOP ROAD,

SUMMERHILL, WREXHAM.

REF P/2016/1153.

APPEAL AGAINST REFUSAL OF PLANNING PERMISSION FOR THE ERECTION OF 2 DWELLINGS.

Grounds of Appeal.

The planning application for the erection of 2 dwellings was refused for the following reason.

“Due to their size, appearance and form the proposed dwellings will not be in keeping with development in the vicinity of the site and will therefore detract from the appearance of the locality. The proposals therefore do not accord with policy GDP1 (a) of the Wrexham UDP.”

The Site.

The appeal site was previously occupied by the Black Horse pub and attached dwellings. A previous approval for the demolition of the buildings and erection of three dwellings has not been implemented but remains extant.
The topography of the site has a bearing on the design of any new developments. The approved scheme for 3 dwellings was stepped up towards the rear with a side elevation facing onto Top Road. Parking was agreed to be directly from Top Road as per the plans attached to this statement.

In general Top Road is characterised by a wide variety of different house styles and layouts and many houses are set back further from the road. This statement is not just the opinion of the appellants but is also that of the Council who state in the Planning Committee report for application 2014/0908 (Erection of 2 dwellings on the former car park of the Black Horse pub) the exact same wording on page 125 of the report. A copy of this report is attached to this statement.
This acceptance of the character and appearance of the surrounding area is important to this appeal. The appellants contend that the proposal for the two dwellings is in keeping with the character and appearance of the locality and reflects the diverse housing styles and layouts of the existing dwellings.

Attached to this statement is also a plan showing the close proximity of the site to other detached dwellings in the surrounding area. The Inspector is requested to view these sites at the appeal site visit.

The Proposal.

The proposed development is for two detached dwellings which are 2 storey in height with the roof space utilised to create additional accommodation. The size of the dwellings is similar to the surrounding detached and semi-detached properties and is also reflective of the previously approved application to form 3 dwellings. (2014/0071.)
The design is modern, contemporary with render and wood features on the external elevations. The dwellings do not affect the residential amenity of the neighbouring properties and the parking arrangements reflect those previously approved for the site.

Amenity space is provided to the required standards of the Council and service and emergency vehicles have a good access to all areas.

The principle of residential development is acceptable at this locality, within the settlement boundary and adjacent to existing dwellings. 
Planning Policy.

This appeal relates particularly to the provisions of policy GDP 1(a). It is assumed that given that the refusal only specifies this element of Policy GDP 1 the remaining provisions are acceptable to the Council. 

The appellants agree that the proposal fully complies with the other policy provisions of the development plan and, as such, this statement will concentrate on the stated reason for refusal.

Policy GDP1 states that all developments must

(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 appellants contend that the proposal does comply with this provision. The scale of the proposal is significantly less than that approved under ref 2014/0071. The impact upon the streetscene is lessened and the siting of the 2 proposed dwellings is considered to take account of the topography of the site and the adjacent land uses.
The design is contemporary and adds to the variety of styles and layouts, clearly identified as being a characteristic of the area by the Council. The use of more modern materials at this location is considered to make a positive contribution to the locality and reflective of the variety of construction materials in the area.

The landscaping for the site is something that can be conditioned to ensure an acceptable scheme. The appellants are willing to accept a reasonable condition in relation to landscaping and its long term management and maintenance.

Conclusion.

The proposed development is acceptable in principle given the previous approvals for the site, its location within an urban area where the erection of new dwellings is accepted by planning policy and also due to the lack of a 5 year housing land supply within the Wrexham Council administrative area.

The form of the development, ie detached dwellings, is reflected on sites in close proximity to the appeal site (notably directly opposite the appeal site, and identified on the attached plan of the area.

The design is simple with accommodation provided within the roofspace. The materials of construction are modern with timber and render being to the forefront. The variety of construction materials in the vicinity are reflected in this proposal.
Parking provision has been accepted by the Council’s Highways dept and reflects an extant approval for residential development on the site.

The residential amenity of the surrounding properties is not detrimentally affected and the proposal is considered to fully comply with the provisions of the extant development plan.
