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Bob Dewey    
PLANNING                 
GROUNDS OF APPEAL

PROPOSED ERECTION OF EXTENSIONS AND ALTERATIONS TO
 6 ALBANY TERRACE WREXHAM 
.


Proposal:  The proposal is to construct 	extensions and internal alterations to an existing four bedroom HMO to provide a total of 6 bedrooms. The property is located at the rear of properties on Rhosddu Road, (B 5425) Wrexham. It is approx. 800 m from the town centre.

Planning Policy
The development plan is the Wrexham Unitary Development plan adopted 2005. Policy T8 
requires developers to provide parking on site or nearby, in accordance with the current parking standards. However, regard will be paid to the public transport nearby, proximity to public car parking and to local services and facilities Also to  road safety hazards and amenity considerations arising from on-site parking in the vicinity of the site.
The Council has also adopted local planning Guidance on parking (which sets out the car parking standards and other material considerations).

The standards are over by the Welsh Government’s policy on the matter. This clearly states (in the most recent version of Planning policy Wales no.9  that new developments should provide lower levels of parking than have generally been achieved in the past. Minimum parking standards are no longer appropriate.


Reasons for refusal:

The Council says:

“ The development makes insufficient provision for parking within the curtilage of the site. This has the potential to result in parking and access problems in the vicinity of the site. The development is therefore contrary to policies GDP1 (d) and T8 of the Wrexham UDP.”


SUPPORTING INFORMATION:

The proposal is to convert an HMO with four bedrooms to provide two addition bedrooms. The property is believed originally to have been a single dwelling with three bedrooms.

On that basis it would have required 3 parking spaces. The maximum parking standards for HMO are 1 space per 2 bedspaces. Thus the maximum requirement would be 3 parking spaces.

The Highway Authority’s comments recognise that the submitted drawing shows three spaces but argue that there is inadequate space for manoeuvring. 
So the identified issue is not the lack of spaces but he alleged difficulty in manoeuvring. 

The site has been re-measured and the parking area is 10.850 m by 10.850 m.

A car parking space based upon the Council’s guidance note should be 4.8 m with an aisle width of 6 m. Clearly whilst the submitted drawing implied an issue, there is no issue.
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In any event, the back lanes in this area are not highways and many of the properties do not have parking – certainly not up to the “full” standard. If there is some on-lane manoeuvring, this is most unlikely to cause a problem to the highway.

[bookmark: _GoBack]Furthermore, the standards only require a maximum of three spaces. Despite the Highway Authority’s assertion, the standard would be met by two spaces. There is also a small public car park on the corner of Park Street (about 100 m away).

More to the point, the location of the property close to the town centre means that car ownership is likely to be low. The edge of the centre is less than 500 metres away. The bus station is only a short distance further. The college is some 400 m away. There are regular busses along Rhosddu Road (at least three per hour) connecting the site to the town centre and Llay. Wrexham Railway station is a little further but easily within walking distance.

The appellant has indicated (see attached copy letter)
None of the current residents own a motor vehicle, the property is mainly occupied by professional people who commute to and from without the need for their own vehicle. This has been the case over the last few years since the property has been occupied as a HMO.

So regardless of any of the above, it seems most unlikely that any issues of parking and access raised by the highway officer will occur.


 CONCLUSION

This is a proposal to bring a property into a viable use and provide accommodation for people close to Wrexham Town centre. 

No clear evidence has been put forward as to why the increased use would cause any parking or congestion issues which would be such as to harm the amenities of the area.

The inspector is requested to grant permission.


Robert A Dewey BA(hons) MBA MRTPI
Bobdeweyplanning
 October 16th 2017.  V1






Letter from appellant

6 Albany Terrace
Rhosddu
Wrexham
LL13 2NH

08th October 2017


Dear Carl,

I can confirm that the above property before being converted to a HMO was a 3 bedroom end terrace occupied by a family. None of the current residents own a motor vehicle, the property is mainly occupied by professional people who commute to and from without the need for their own vehicle. This has been the case over the last few years since the property has been occupied as a HMO.

Kind regards

Alan Taylor
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Wrexham Unitary Development Plan policies



Policy H4 The sub-division of existing dwellings will only be permitted where:-
a) sub-division is possible without major alterations, extensions, or additional new buildings which would significantly  alter the character of the original dwelling; and
b) proposals accord with Policy GDP1; 
and
c) adequate private open space is available.
d) the proposal would not result in the over-concentration of Houses in Multiple Occupation to the detriment of crime levels, the social fabric of the area, and the amenity of existing
residents.

Policy T8 Development granted planning permission will be required to provide vehicle parking spaces either on site or nearby ,in accordance with the Council’s current parking standards. Special regard will be paid to the following factors , as appropriate:-
a. the availability of public transport nearby
b. Proximity to public car parking
c. proximity to local services and facilities
d  road safety hazards and amenity considerations arising from on-site parking in the vicinity of the site.
Where implementation difficulties arise in making parking provision nearby, the Council will require a developer to make financial contributions for measures to assist public transport, or walking and cycling as appropriate. 

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. 
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.
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.
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.
….
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APPENDIX
RELEVANT EXTRACTS FROM POLICIES

Welsh Assembly web site 
PLANNING POLICY WALES TECHNICAL ADVICE NOTE 18: TRANSPORT
4. Parking
4.1 The availability and price of car parking are key
elements in managing car use and a major influence on the
choice of means of transport. Car parking can take up large
amounts of space in developments, which decreases density
and therefore can represent an inefficient use of land. It can
also generate considerable additional trips if located in an
area without public transport. Poor design and layout of car
parking can also make it more difficult to provide effective,
walking, cycling and public transport links18.
Maximum parking standards
4.6 Maximum car parking standards should be used at
regional and local level as a form of demand management.
Turning minimum standards into maximum standards will
not necessarily be appropriate.
 4.16 Local planning authorities should give greater weight
(than if considering non-residential uses) to the potential
adverse impacts likely to result from on-street parking
when the design and layout of the street is unlikely to
satisfactorily cope with additional residential parking
pressures. A site’s location and its relative accessibility should
inform guidance on maximum standards and the potential
lifestyle of occupants should be considered, both at the
forward planning and development control stages.
9.24 Maximum parking standards mean it is inappropriate
for commuted sums to be required in lieu of reduced levels
of parking at a site without establishing that harm would be
caused by lower provision of parking.
2.3 Integration of land use planning and development
of transport infrastructure has a key role to play in
addressing the environmental aspects of sustainable
development, in particular climate change and the outcomes
identified in the Assembly Government’s Environment
Strategy3. Integration can help the Assembly Government
achieve these environmental outcomes, together with
its wider sustainable development policy objectives by:
• promoting resource and travel efficient settlement
patterns;
• ensuring new development is located where there
is, or will be, good access by public transport, walking
and cycling thereby minimising the need for travel
and fostering social inclusion;
• managing parking provision;
2 ‘Draft Wales Transport
Strategy: Connecting
Wales’, Welsh Assembly
Government, 2006.
3 ‘Environment Strategy for
Wales’, Welsh Assembly
Government, 2006.
PLANNING POLICY WALES TECHNICAL ADVICE NOTE 18: TRANSPORT
• ensuring that new development and major alterations
to existing developments include appropriate provision
for pedestrians (including those with special access
and mobility requirements), cycling, public transport,
and traffic management and parking/servicing;
• encouraging the location of development near other
related uses to encourage multi-purpose trips;
• promoting cycling and walking;

Planning Policy Wales Edition 9 – November 2016 – Chapter 8 Transport

8.4.2 Car parking provision is a major influence on the choice of means of transport and the pattern of development. Local authorities should ensure that new developments provide lower levels of parking than have generally been achieved in the past. Minimum parking standards are no longer appropriate. Local authorities should develop an integrated strategy on parking to support the overall transport and locational policies of the development plan.
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MEMORANDUM

From: ‘Service Manager Environment g Head of Commurity Welkbeing
‘and Development
OurRef:  EPIDCIPPI017I0505 MPIPI2017/0505

Date: 11" duly 2017

TOWN AND COUNTRY PLANNING ACT 1990
TOWN AND COUNTRY (GENERAL DEVELOPMENT PROCEDURE) ORDER 1995

Location: 0. S Grid Ref: 332 512 6 Albany Terrace, Wrexham.
Extensions and internal aterations to existing 4 bedroom HMO to provido

Development:
total of 6 bedroom:
I refer to your consulttion dated 05/07/2017 in respect of the above.

‘The proposed development sie islocated on Albany Terrace which is an unadopted road.
“The exising property is described as a 4 bedroom HMO,

Based on LPGN 5, the exising 4 bedroomed HIMO would require a maximu of 4 parking spaces
‘assuming that all bedrooms comprise 2 bedspaces each. The proposed 6 bedroom HMO would
require a maximum of 6 parking spaces.

“The existing property appears (o provide parking for at least 3 cars although parking s not ideal as
vehices would block sach other in. The proposed parking & turing provisin indicated on the.
submitted layout plan (Drg. No ATIPDIOS ~ Rev B) appears fo ndicate only 3 parking spaces. The 2
0. spaces indicated inthe existng front garden area have insucien clearance berind each
space 1o maneuver (e less than 6m). The progosed parking arrangements are therefore
considered o be inadequato both n lers of layout and numbers.

| would thersfore recommend tht the appication be REFUSED for the following reasor

Th proposad development does not make adsquate provision for the parking
‘and turning of vehicies within the curtilage of the site.

/Mubm%

A Senvie Manager Enironment
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Parking Standards

Tris uidance o explains he parking siandards the Counci appies o new
deveiopment. It smpifies Uniry Dvelopment Pian (UDP) poces 3nd vl
D2 S matenil considersion in . detarminshon of panring spplcatons. This
uidance note was revised b the Coundlin July 2011, subject 0 extemal
Sonstaton n September 2011 and was forly sdopted fo use by e
Secuis Board m Novambsr 2011

Planning Policy Context
Natonal larring Poly n relan to ransport s consied i Chaptr 8 of
Plnring Potcy Waies and Tearmiol Aice ot (FAN) 16: Transeert

The Wresham Uniary Development Pian (UDP) (1998 - 2011) adopled
Fabruary 2005 3t ot ne ocs ancumatanoe. bssed on nonsl pocy,
Pow parking/iansport maters wil b considered. The olowing UDP polices
e reevant

This leaflet is available in  Transport Choices @ o sacy it to acosse 3 sie by
alternative formats o way i which peosie e kely <31e waling 3nd cycing rote.
o choote o ravel t and from @ eissonship between aiferent
devciopments i key 1o detamining aat coes, cueh a5 how cloce
Powmany parking spaces wil be housing i to employmert, shope.
requied o senvioe & This canbe an lure uoe
ifuenced by arumberoffacors. 0 Sl
incluing: Jocal senvioes and fasites sndlor
@ svsiity and costof parking are n areas where pecple are abe
2paces on se orcoce by o walk or oye 1o them o vavel o
tham casiy by public ranspor
may be spproprate fo ezt on st
paring o be provided than for
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When detemining te amous of
paring reqired fo sach
‘Geveiopment consideration wil also
be gven i how cose a st 10
publiccar parks. whether iose car
Parks can cate or adttonal
Geman, ss well 5 whetne thare
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e oty
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ficienly by enabling a igher
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landscaping o enhance the
apperance of an area
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LOCAL PLANNING GUIDANCE NOTE NO.16

Parking Provision  Sxensions o ustng bukdings Wrexham Town Cenire and
‘The Standards shown in Fig A~ D Extensions o bulkings shoud District Shopping Centres.
‘set out parking standards for not nomnally result in the loss of Within the town centre shopping
different land uses as defined by ‘Zisting paring space uniess rea it will normally be the case.
the Town and Country Planning ‘Otherwise justified within the that developments involving the
(Use Classes) Order 1987 (as. submitied proposal. Addiional ‘change of use (but not to
amended). They set a maximum. parking <paces shoukd aso be residential) of existing buidings will
for new developments and changes provided where. either as 3 result ‘be adequately served by existing.
of use and apply throughout the Ofthe additional floor pace. public car parks or wil be easiy.
County Borough. For some uses. andior the resuling tots floor ‘accessible on foot. bicycle and by
‘operational parking (e.9. for £pace of 2 builing, here = kely ‘public ransport. Additonal on-sits
‘delivery/freight haulage vehicies) in. 10 be an increased demand for parking or contributions towards.
Saiton to non-operaton parking parking. Developers shod ranspont nfrastucture wil net
(2.9, publicustomer parking) & perfore leary demensiate rommally thereor be required.
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Figure A
“Type of Development Parking Standard Cycle Parking Standard

1 carspace per 15 1 cycle space per 150m gross foor
e aross foor space
space

space
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pusic oo space’ space

For ho food takeaways and restaurans offering akeaway servioe, here il need 1 be short siay parking on st or
= short istancs of i premises. Rear Senvoss yards ré kel o ba sutsbl 1o mest he parking requrEmEnts for
i type of Business

PARKING STANDARDS

1510

RO 16/10/2017





image8.png
(E=8 8

L3 (-0)| [ http://wwwwreham.gov.uk/assets/ pefs/planning/Ipg/guidelbe.pdf

Fie Edit Goto Favorites Help

% Google| primacy of development plan NE B shore | More > & RobertDewey - A -

5] Suggested Sites B Free Hotmail 2 hitp--wwiwatpworldtour... & NationslRail Enquiries. &) UK marine breskdown co... 5] Web Sice Gallery =

LOCAL PLANNING GUIDANCE NOTE NO.16

Type of Development Parking Standard Cycle Parking Standard

B1 Business and light industry 1 car space per 30m 1 oy space per 300m gross floor
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For further information contact:

Community Wellbeing and
Development Department
Planning Service

Lambpit Street,

Wrexham, LL11 1AR
Telephone: (01978) 292013
Fax: (01978) 292502
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