1.0 THE SITE
Two-storey building located at the corner of Ruabon Road and Ruthin Road.  The building is currently used as a ground floor retail unit with offices above.  The property is within a designated District Shopping Area.  Retail / Commercial uses are to the north east and south west.

1.1
PROPOSAL

Change of use of house in multiple occupation (HMO) 10 rooms (one occupant per room) one parking space is available I understand to the rear.

1.2
HISTORY

P/2017/0596 – Change of use of building from a mixed use of retail (Class A1 Use) and offices (Class B1 Use) to a mixed use of retail (Class A1 Use) and 8 bed HMO.  PENDING

1.3
DEVELOPMENT PLAN

The property lies within a District Shopping Centre.  Policies PS1, PS2, PS7, PS8 and S5 of the Wrexham Unitary Development Plan refer.
1.4
CONSULTATIONS

Community Council:

Object on the following grounds –

· Contrary to Policy S5 and S9, with change of use adversely affecting the vitality and viability of the defined shopping centres.  Loss of shop front would have a negative impact.

· Land to rear not within control of the applicant and provision required for cycle store, drying area, bin storage and recreation.

· Inadequate parking provision and highway concerns regarding impact on adjoining roads.
Local Member:

Objects on the following grounds – 

· Contrary to Policy S5, with loss of retail unit in a District Shopping Centre.

· The area to the rear is not in applicant’s ownership.

· Highway impacts on surrounding area.

· Loss of shop front – distinctive and important in the street scene and contributes positively in conjunction with the shop on the opposite corner.

· Replacement frontage is alien and featureless.

· Impact on adjoining businesses.

· Lack of parking which will result in increased parking demands and highway danger. 

Other representations:
Five objections on basis that – 

· Land to the rear is not owned by the applicant with the rear yard not owned by the applicant.

· Bike store is on the shared yard and would be at the expense of one parking space.

· Concerns that access in and out would be obstructed.

· Visitors to the property would compound parking problems.

· Concerns regarding anti-social behaviour and additional rubbish.
· There is no way a 10 bedroom HMO would have less vehicles than the existing use.

· Existing shops at risk if planning granted as some may move out of town and also be replaced by additional HMOs.

· 10 rooms may require 10 cars.

· Numerous HMOs in the area. 

Planning permission was REFUSED at the 3rd July 2017 Planning Committee for the following reason:-

1. The development will result in the loss of an existing commercial unit and retail frontage within the District Shopping Centre.  This change of use will adversely affect the vitality and viability of the District Shopping Centre and undermine its role in serving the existing and future service and retail needs of the Community.  The development is therefore contrary to Policy S5 of the Wrexham Unitary Development Plan.

COUNCIL’S STATEMENT OF CASE
2.0 Whilst the District Shopping Area is able to sustain its viability closer to the Town Centre given the proximity to other nearby facilities and shops within the Town Centre, it is likely that the use of the building as a HMO at the junction of Ruabon Road and Ruthin Road would undermine the vitality and viability of that area and impact on the character of the area generally with proposed external alterations with the removed of the shop front.
2.1 Potentially the proposed use of the building could be a catalyst for other nearby existing retail and commercial uses to consider alternative uses.  Additional non-retail / commercial uses could further impact on the vitality and viability of the District Shopping Area.

2.2 With regard to changes to residential use it is unlikely that buildings would revert back to a non-residential use.

2.3 The location of the property is also significant as are the proposed external alterations to the building.  The existing shop frontage does have character and is seen in the context of another existing retail unit on the opposite side of Ruthin Road.  The two properties either side of the access to Ruthin Road do add character to the immediate area.
2.4 The proposed application would replace the existing shop front with a façade to match the existing residential properties in the area.  This would, as referenced above, impact on the character of the area and potential vitality.

3.0 CONCLUSION

The Council do not consider the proposal to be acceptable in terms of the impact on the vitality and viability of the Penybryn District Shopping Centre.  It could establish an undesirable precedent and encourage further application for alternative uses to retail / commercial.  External alterations would undermine the character of the area and be detrimental to the physical fabric of the shopping centre.

As such for the reason specified the scheme is considered contrary to Policy S5 of the Wrexham Unitary Development Plan.

4.0 The Inspector is respectfully requested to DISMISS the appeal.
5.0
Should the Inspector recommend approval the Council would respectfully request that the following conditions are attached to the decision:-

5.1
CONDITIONS
1. The development hereby permitted shall be commenced before the expiry of five years from the date of this permission.

2. The number of rooms shall be restricted to 10 and 1 occupant per room.

3. Prior to their use on the development, samples of all external facing and roofing materials and full details of all new windows and doors shall be submitted to and approved in writing by the Local Planning Authority.  The development shall only be carried out in strict accordance with such details as are approved.

4. Details of bin storage areas shall be provided prior to first occupation of the proposed building and retained thereafter in accordance with the details as are approved.

REASONS

1. To comply with the provisions of the Town and Country Planning (General Development Procedure) Order 1995.

2. In the interests of nearby amenity and highway safety.

3. To ensure a satisfactory standard of appearance of the development in the interests of the visual amenities of the area.

4. In the interests of nearby residential amenity and the general visual amenities of the area.

5.2
NOTES TO APPLICANT
The applicant / owner is advised that he / she should make an application for a HMO licence prior to the property becoming occupied as a HMO.  HMO Licence application forms and guidance is available at:  http://www.wrexham.gov.uk/english/council/Housing/hmo_licence.htm
The applicant / owner must ensure that they comply with the new Rent Smart Wales Scheme being registered and or licensed as necessary.  Further information on Rent Smart Wales is available at:

http://www.rentsmart.gov.wales
