
 
Site of App Chem, Hugmore 
Lane, Llan y Pwll, Wrexham 
Proposed Residential Redevelopment – Proof of Evidence 
on behalf of the Appellants, App-Chem Ltd. 
 
 
Appeal refs:  APP/H6955/A/17/3178856  

       APP/H6955/E/17/3178860 

  



Planning and listed building consent appeals – Hugmore Lane, Llan y Pwll, Wrexham. 
Statement of evidence on behalf of the Appellants. Page 1 
 

1. Personal Background. 

 

1.1. My name is Matthew Gilbert, I have an honours degree in Town Planning and I am a 

Member of the Royal Town Planning Institute.  

 

1.2. Since gaining my degree in 1981, I have held various posts in both the private and 

public sectors.  

 

1.3.  I have worked for the City of Stoke on Trent as a planning officer with responsibility 

for both development control and conservation issues and, between 1988 and 

1992, I was a partner in a firm of planning consultants advising clients on planning 

and development issues throughout England and Wales, but most particularly in the 

North-West.  

 

1.4. I was subsequently employed by a National housebuilder, for whom I was the Group 

Planning Advisor, providing advice and assistance to the Group’s housebuilding 

companies throughout Britain.  

 

1.5. For the past twenty-five years I have been operating my own planning consultancy, 

providing planning advice to clients throughout the Country on a wide range of 

development proposals.  

 

1.6. The evidence which I have prepared and provide within this written statement for 

this appeal is true and has been prepared and is given in accordance with the 

guidance of my professional institution and I confirm that the opinions expressed 

are my true and professional opinions.  
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2. Introduction 

 

2.1. This Statement has been prepared in support of two appeals on behalf of App-Chem 

Ltd (the Appellants) relating to proposals to redevelop the site of their former 

industrial premises on Hugmore Lane for residential purposes. 

 

2.2. The brick built barn on the northern boundary of the site was originally part of the 

adjacent Holt Lodge Farm.  Holt Lodge Farmhouse is a Grade 2 listed building and, 

consequently, the barn is treated as being ‘curtilage listed’ as a result of its former 

association. 

 

2.3. The proposals as a whole involve the demolition of the majority of the industrial 

buildings that are presently on the site, the curtilage listed brick built barn would be 

retained, although a lean-to structure along its southern side would be demolished.  

The proposals then involve the conversion of the curtilage listed building into 4 no. 

dwellings and the construction of 12 no. dwellings on the remainder of the site.  

Applications were, therefore, submitted for both planning permission and listed 

building consent relating to the package of proposals. 

 

2.4. However, the LPA refused planning permission for three reasons which are 

summarised as follows: 

 

2.4.1. The site is outside settlement limits in a location that is considered 

inappropriate for housing. 

 

2.4.2. The proposals will harm the rural character of the area as a result of its 

layout, design and density. 

 

2.4.3. The proposals do not include any public open space and, therefore, the 

proposals will be of detriment to the amenity of future residents. 
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2.5. In addition, the application for listed building consent was refused on the basis that 

the proposals would be harmful to their character. 

 

2.6. On behalf of the Appellants, it is not considered that any of the stated reasons for 

refusal are justified, the proposals would result in an appropriate, sustainable and 

attractive redevelopment of the site which is fully justified, especially in the light of 

the absence of a five year supply of housing land in the County Borough and the 

absence of any practical alternative uses to which the site might usefully be put. 

 

2.7. The reasons why the appeal proposals should be granted permission/consent are 

set out in the following sections of this evidence, starting with the position in 

relation to housing land supply and the availability of alternative uses. 
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3. Housing land supply considerations. 

 

3.1. It is accepted that the appeal site is located outside the identified settlement 

boundaries within the Wrexham UDP and, therefore, the proposal is in conflict with 

policies PS1 and H5 of the UDP, as stated in the LPA’s first reason for refusal (copies 

of relevant policies are included within Appendix One).  Both policies indicate that 

residential development should be located within settlement boundaries. 

 

3.2. A copy of the Officer’s reports in relation to the appeal applications are included in 

Appendix Two.  Within the planning report it is acknowledged that the Council is 

unable to demonstrate a five year housing land supply and, furthermore, their 

emerging development plan is likely to require some 4000 dwellings to be provided 

on currently unidentified sites. 

 

3.3. Paragraph 6.2 of TAN 1 indicates that the land supply position should be treated as 

a material consideration in determining planning applications and that, where the 

supply is less than five years, or where the Council has been unable to undertake a 

study (as is the case in Wrexham): 

 

“the need to increase supply should be given considerable weight when dealing with 

planning applications provided that the development would otherwise comply with 

development plan and other policies” 

 

3.4. Therefore, it is clear that in this case the need to increase the land supply is a 

material consideration to which “considerable weight” needs to be attached in 

considering the appeal proposal.  It is correct, of course, that this does not mean 

that all proposals should be automatically approved as there may be issues with a 

particular proposal that outweigh the land supply consideration in the balance of 

material considerations.  However, it is clear that there is likely to be justification for 

proposals that, for example, are just outside the boundary of a settlement, but are 

generally in accord with the policies of the Plan, in these circumstances the 
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considerable weight attached to the need to increase the land supply would 

outweigh the conflict with the development plan. 

 

3.5. In order to illustrate the above, attached as Appendix Three is a summary of appeal 

decisions in Wales where these issues have been addressed, it is clear that the 

housing land supply issue has provided justification for granting planning permission 

on suitable sites in many situations, despite conflict with development plan policy, 

including locations outside settlement boundaries, and this is the approach that is 

considered appropriate by the Appellants in this instance. 

 

3.6. These considerations are returned to in the context of considering the LPA’s first 

reason for refusal in particular. 

 

  



Planning and listed building consent appeals – Hugmore Lane, Llan y Pwll, Wrexham. 
Statement of evidence on behalf of the Appellants. Page 6 
 

4. Are there any alternative uses for which the appeal site might reasonably be used? 

 

4.1. Notwithstanding the housing land supply arguments, it was also considered 

important in putting forward the appeal proposals to emphasise that there did not 

appear to be any practical alternative uses to which the appeal site might be put.  

 

4.2. The pre-application enquiry to the Council, enclosed within Appendix Four, together 

with the response, included details of the marketing of the property since 2011 with 

no purchaser being identified, but, unfortunately the LPA’s response did not 

comment on this issue at all. 

 

4.3. The Appellants use of the premises had been for several years at a very low level, 

only making use of part of the premises, consequently it had been decided that the 

business needed to relocate (as has now happened) and a new use for the property 

identified.  It, of course, makes absolute sense in sustainability terms that the 

property should be in active use, but this consideration is heightened by the 

presence of listed buildings both on the site and on adjacent land; the setting of 

those buildings would be significantly harmed were the property to be empty for a 

prolonged period of time, especially so if the buildings and grounds began to 

deteriorate. 

 

4.4. The marketing report summarises the marketing of the site since 2011 by two firms 

of surveyors, but neither was successful in disposing of the site, the Agents 

considered that there were fundamental problems with the site from a commercial 

point of view and, therefore, recommended that consideration be given to 

alternative residential redevelopment. 

 

4.5. In submitting their proposals the Appellants were mindful of the approach adopted 

in relation to the residential conversion of two barns on the neighbouring Holt 

Lodge Farm site, a copy of the Officer’s report in relation to the planning application 

for that development is included in Appendix Five.  It is apparent that no marketing 
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evidence was submitted in support of the proposal.  The report specifically 

commented that no marketing information had been submitted, but it was 

commented that, having regard to the availability of both vacant land and purpose 

built industrial units on the nearby Industrial Estate the site “is likely to prove 

unattractive for industrial uses in comparison” in addition, it was commented that 

the curtilage listing of the buildings meant that there would be far more constraints 

to adapting the buildings than would normally be the case and, consequently, it was 

concluded that “I am satisfied it is unlikely that the site will prove attractive for non-

residential uses”.  Precisely the same considerations apply to the appeal site. 

 

4.6. The issue of alternative uses is considered within the Officer’s report (Appendix 

Two), but, despite the marketing history, the conclusion is far from clear.  The 

marketing history was referred to as “appearing to suggest” that the prospects of 

the site being reused for employment were low, but that this was not considered 

sufficient reason to grant planning permission and alterations to the buildings might 

make alternative uses a more viable proposition.  However, the marketing history 

did far more than just cast doubt on the potential for alternative employment uses, 

almost five years marketing of the property demonstrates beyond reasonable doubt 

that there is no realistic alternative employment prospect. 

 

4.7. It is clear that the possibility of alternative use of the site has been exhaustively 

investigated, but without success, and that, in the absence of the appeal proposal 

proceeding, it is very difficult to see the site being put back into a meaningful use in 

the foreseeable future.  It is difficult to understand why the LPA did not seem able 

to reach this conclusion in their own analysis of the situation, especially given their 

approach to the neighbouring site in very similar circumstances.   

 

4.8. Far from being a neutral or even negative point, as the LPA’s approach appears to 

suggest, the fact that there appears to be no realistic alternative use for the site is a 

consideration that weighs significantly in favour of the grant of permission 
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5. Is the appeal site an inappropriate site for housing? 

 

5.1. The LPA’s first reason for refusal indicates that, notwithstanding the housing land 

shortfall, the site is, nevertheless, considered to be an inappropriate location for 

housing.  The basis of this objection must, therefore, be that the “considerable 

weight” attached to improving the housing land supply is outweighed by other 

considerations. 

 

5.2. I note the Planning Officer’s reference to paragraph 4.9.1 of PPW where it is made 

clear that  not all previously developed sites are suitable for development and 

specific examples of unsuitability are given relating to location, the presence of 

protected species or valuable habitat or industrial heritage or because it is highly 

contaminated.  I shall comment on location in greater detail below, but it is 

immediately apparent that, with the LPA having considered the neighbouring site to 

be appropriate for residential development in locational terms, otherwise they 

could not have granted permission for the barn conversions, then it is very difficult 

to see why the appeal site should be any less appropriate.  None of the other 

examples of inappropriate sites arise as issues at all. 

 

5.3. Furthermore, the comment about inappropriate sites for development needs to be 

placed in context.  Paragraph 4.9.1 of PPW also states that: 

 

Previously developed land should, wherever possible be used in preference to 

greenfield sites 

 

There is no reference to this guidance only applying to sites within existing 

settlement limits, indeed, reference to such sites “wherever possible” clearly 

indicates that it applies to sites over a much wider area.  Paragraph 4.9.3 goes on to 

state that: 

 

If the Welsh Government’s objectives for the more sustainable use of land and 
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buildings and the re-use of previously developed sites are to be achieved, local 

authorities and other stakeholders will need to be more proactive. 

 

I can only comment that I see no evidence of the LPA being proactive in this 

instance. 

 

5.4. I further note that paragraph 3.7 of the UDP sets out the LPA’s approach to housing 

and identifies a series of objectives: 

 

...the aim is to allocate most new housing to a range of sites within and adjacent to 

existing built up areas; to make optimum use of previously developed or vacant 

land.. 

 

This appeal site is in complete compliance with these aims. 

 

5.5. In considering the location of the appeal site, the LPA state in the Officer’s report 

that the site is divorced from a settlement being some 2.5 km from the edge of 

Wrexham.  Reference is made to the fact that the site abuts the identified 

settlement limit for the Wrexham Industrial Estate (an extract of the proposals map 

is included in Appendix One to illustrate this), but the commentary goes on to state 

that: 

 

“it cannot be considered as a settlement in the sense of a place where people live or 

where new housing would be directed” 

 

The above comment looks to interpret Policy PS1 in a manner that is simply not 

included within the Policy which states that: 

 

New development for housing, employment and community services will be directed 

to within defined settlement limits/employment areas. 
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Policy H2 then further emphasises this principle specifically in relation to housing. 

 

The Policy includes no distinction between the settlement limit for the Industrial 

Estate or any other settlement limit and all of them are stated as being suitable for 

a variety of uses, including housing.  In order to emphasise this point, attached 

within Appendix Six is a copy of an appeal decision relating to a proposed housing 

site on the Industrial Estate where the LPA sought to run a similar argument.  At 

paragraph 9 the Inspector commented: 

 

…it should be noted that Policy PS1 of the UDP states that new development for both 

housing and employment will be located within defined settlement limits.  Policy H2 

then allows for residential development on unannotated land within settlement 

limits.  Wrexham Industrial Estate is defined as a settlement and although it is 

largely an area of existing business and industrial premises and has a further 65ha of 

allocated employment land awaiting development I can find nothing in the UDP 

which suggests it should be treated differently to other settlements.  It follows that 

there is no objection in principle arising from the development plan to residential 

development of the appeal site. 

 

It is clear both from relevant policy and from the Inspector’s conclusion in the above 

appeal decision that from a policy perspective the appeal site abuts (the opposite 

side of the road) a settlement area where residential development is permitted.  

Therefore, for the LPA to argue that the appeal site is a wholly unacceptable 

location for development is in direct conflict with its own policy; if the opposite side 

of the road is an appropriate location, then the appeal site must be viewed similarly 

in the context of the housing land shortfall, as the appeal decisions in Appendix 

Three clearly demonstrate in relation to other sites that were just outside 

settlement boundaries. 
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5.6. I comment on further aspects of the LPA’s case against the location of the appeal 

site being appropriate for residential development as follows: 

 

5.6.1. As noted previously, the LPA have granted planning permission for the 

conversion of two barns on the adjacent site to residential.  If the appeal site is 

an inappropriate site in sustainability terms, then so would the adjacent site, 

and neither the fact that the proposals involved the reuse of existing buildings  

or the fact that they were listed would make any difference because both 

considerations also apply to the appeal site (which is also a previously 

developed site).  The LPA are, therefore, applying a different approach to the 

appeal site to that which they applied to the neighbouring site and there is no 

justification for this. 

 

5.6.2. The LPA also distinguish between the appeal site and the dwellings recently 

granted permission on greenfield sites at the northern end of Hugmore Lane 

which, the Officer’s report describes as, infill plots.  Whilst they may well be 

infill plots, a consideration more than balanced by the previously developed 

status of the appeal site, this has nothing to do with relationship and 

accessibility to services which, the LPA would presumably agree, is very similar 

(they are, in fact, considerably further removed from the closest settlement 

limit). 

 

5.6.3. So far as accessibility to bus services are concerned, timetables for the 

available services are included in Appendix Seven.  It is clear that there are four 

different services providing access from near the appeal site to Wrexham and 

other locations between approximately 7.30 in the morning and 6.15 at night.  

The Planning Officer comments that it is “very unlikely” that people would walk 

from the appeal site to Holt Road as it is approximately 900 metres and unsafe, 

particularly in the dark.  The more frequent services are actually from the 

Industrial Estate, in relation to which accessibility is not questioned, however, 

900 metres is not an excessive distance to walk (The Walking and Cycling 
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Strategy for Wales indicates that walking is a realistic option for distances of 

under one mile) and, no doubt, there are significant areas within Wrexham 

Town from where the nearest bus is a similar distance.  So far as safety is 

concerned, since Hugmore Lane was effectively by-passed and stopped up, it 

has, in effect, become a cul-de-sac, there is very little traffic on the road and 

people can be seen walking along the road in an entirely relaxed and safe 

fashion. 

 

5.6.4. The submitted Planning, Design and Access Statement made reference to the 

cycleway that runs from the end of Hugmore Lane, linking the appeal site to 

Wrexham Town Centre which is clearly signposted, the fact that the route is 

signposted surely indicates that the Council consider it to be a realistic option 

for travel as it would be illogical to argue otherwise.  Until it gets into the Town, 

the route runs along quiet lanes, one of which is closed to vehicles, there is a 

modest incline on the route into Town, but in testing the route (ageing, 

infrequent cyclist), the Town was reached in 13 minutes from which point there 

was access to pubs, shops etc, whilst the Town Centre by the Border Retail 

Park, including Tescos and Asda was reached in 17 minutes 30 seconds.  On the 

way back, because the slope was in a cyclists favour, the site was reached from 

the Town Centre in 12 minutes 30 seconds.  It is clear that cycling provides a 

genuine option for access into the Town and, indeed, to the Industrial Estate for 

those going to work. 

 

5.6.5. In considering the accessibility of the appeal site there is a final point to be 

made in relation to the established use.  Whilst it is acknowledged that it has 

not been possible to identify a new commercial occupier for the appeal site, 

any such user would, itself, be a significant generator of traffic.  Therefore, in 

considering a proposed new residential user, it is not sufficient just to say that 

the residential properties would generate traffic, not least because that is true 

of any use, but in comparative terms, residential use would be likely to 

generate significantly less traffic and especially so in the peak hours when 
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potentially large numbers of employees (the existing buildings are 

approximately 2000 sq metres) might all be arriving or leaving at approximately 

the same time. 

 

5.7. It is clear that from a policy point of view the UDP acknowledges the suitability of 

land immediately adjacent to the site for residential development and, in the light 

of the housing land shortfall (and having regard to the fact that the site is previously 

developed and there is a need to find a new use for a building that is listed) it is 

clearly appropriate in this case to conclude that the conflict with development plan 

policy is outweighed by the “considerable weight” that is attached to improving the 

housing land supply.  Moreover, the negative approach of the LPA is in conflict with 

that which they have applied in relation to other residential proposals in the locality 

and there does not appear to be any logical explanation for this.  Finally, it is clear 

that the appeal site is not as remote as the LPA have suggested, it has access to 

reasonably frequent bus services, the Industrial Estate is accessible either on foot or 

bicycle and a cycleway links the site to a range of facilities, including the Town 

Centre, within easily accessible distances. 

 

5.8. For all of the above reasons it is concluded that there is no justification for opposing 

the principle of residential redevelopment on the appeal site. 
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6. Would the proposal be of detriment to the character of the area? 

 

6.1. The LPA’s second reason for refusal refers to the alleged detriment of the appeal 

proposals, by virtue of their layout, design and density, both to rural character and 

the character and setting of curtilage listed buildings; the latter point in relation to 

curtilage listed buildings is dealt with separately in a later section of this evidence. 

 

6.2. Within the pre-application response (Appendix 4), the LPA expressed concern about 

the suburban form of the development that it was said would detract from the rural 

character, but there was no reference to density.  In response to this comment, the 

original proposal for two detached dwellings on the frontage was replaced by two 

groups of three terraced ‘cottages’ which, it was considered, would not only have a 

less suburban appearance, but would also add positively to the mix of dwellings 

provided on the site. 

 

6.3. Within the Officer’s report, despite the change in housetypes on the frontage of the 

site, the same point is made in relation to urban/suburban form and, in addition, it 

was commented that this impression was emphasised by the large turning head and 

footways within the development.  The issue of the approach to road design had 

arisen at the pre-application stage and, as my e-mail to the Planning Officer dated 

26.1.17 stated, we had originally proposed a far more pedestrian friendly/Manual 

for Streets compliant layout, but it was directly in response to comments from the 

Council’s Highways Officers that the road and footway layout was amended to what 

we acknowledged, was a less appropriate approach in terms of its character, 

however, we suggested that, if the Planning Officer was able to get the Highways 

Officer to agree to a different approach, we would be happy to amend the layout to 

address this particular concern.  No reply was received to this offer and it was, 

therefore, particularly galling to be criticised for incorporating amendments to the 

layout which had been specifically requested by a Council officer. 
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6.4. Whilst, for reasons I shall explain below, I do not consider these changes are so 

severe as to justify the refusal of permission, insofar as the matter may be 

considered to be of concern, then it seems to me that the matter could be 

conditioned in order to provide an opportunity for a more appropriate road design 

to be submitted and approved, whilst this might seem unusual, it would not alter 

the layout of the site, but merely request further revised details which is what 

conditions frequently require.  Consequently, I see no reason why a condition would 

not be appropriate. 

 

6.5. However, notwithstanding the above, I see no reason why the proposed layout 

should be considered unacceptable.  The Officer’s report acknowledges that the site 

has an industrial character at present, that is an important starting point in the 

assessment of the character of the proposed development with the large industrial 

sheds, clad in coloured profiled sheeting dominating the appearance of the site, 

with a large open tarmac area between them and Hugmore Lane.  Whilst the barn 

structure is also visible, especially in views from the south, most of it is obscured by 

the industrial buildings which physically adjoin it along the greater part of its 

elevation into the site. 

 

6.6. Whilst previously, when Hugmore Lane was the principal access into the Industrial 

Estate, the road carried a significant amount of commercial traffic and its character 

was markedly different, now, however, it is very different.  The appeal site sits 

between Holt Lodge Farm, with the two associated residential barn conversions on 

one side, and additional residential dwellings to the south, it is the appeal site that 

is now the use which appears slightly out of place, surrounded by residential 

property and cut off from the Industrial Estate.  Aside from the appeal site, the 

character of the immediately surrounding area is residential and, indeed, that is the 

overriding character of Hugmore Lane throughout its length which the recent 

permissions at Holt Lodge Farm and further to the north have consolidated. 

 



Planning and listed building consent appeals – Hugmore Lane, Llan y Pwll, Wrexham. 
Statement of evidence on behalf of the Appellants. Page 16 
 

6.7. Consequently, far from being out of character, the proposed residential 

redevelopment of the appeal site would appear in principle to be consistent with 

the character of the immediate area.  The question, therefore, arises as to whether 

there is anything about the appeal proposal in detail that would be fundamentally 

unacceptable. 

 

6.8. The first thing to note is that the appeal site is a relatively large site with an area of 

0.62 ha, the proposed 16 dwellings are equivalent to an average density of 25.8 dph 

which is certainly not excessive, especially when one has regard to the fact that it 

includes four terraced dwellings within the barn conversion and two other groups of 

three terraced dwellings, all of which would tend to raise the density.  No concerns 

are raised in relation to space between dwellings or garden sizes.   Consequently, 

when one has regard to National policy, which at paragraph 9.1.2. of PPW highlights 

the need to make the most efficient use of land, there is nothing that suggests that 

the density of development proposed is excessive. 

 

6.9. Nor does it appear that the form of the development raises particular concerns.  

The development at Holt Lodge Farm involves brick walling and buildings along the 

frontage and the basic linear form is continued south of the appeal site through the 

adjacent houses.  The proposal, of course, retains the barns on the appeal site 

which are set back a short distance from Hugmore Lane, and this set back is 

continued through the two groups of terraced properties that it is proposed to erect 

on the frontage which then flow naturally into the dwellings south of the appeal 

site.  Consequently, it does not appear to me that there is anything inappropriate 

with the way in which houses are proposed to be sited on the site frontage. 

 

6.10. In addition, the houses are set back sufficiently far that, as the layout plan 

illustrates, the built form could be softened by landscaping which might not only 

include trees, but also boundary hedging, all of which would contribute to a 

character of development that is appropriate to the locality.  Appropriate 
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landscaping could, of course, be secured by condition. 

 

6.11. It should be recognised that the form of development is influenced to a 

significant degree by the siting and conversion requirements, including access, 

associated with the barn conversion; in terms of the basic form of development it is 

difficult to know how the development might be laid out as an alternative.  

However, the barn conversion and the frontage terraced properties would be the 

most significant and prominent elements of the development, the barn conversion 

is considered in greater detail later in this evidence, but it is surely not suggested 

that this itself is of a suburban character and, alongside the terraced frontage 

properties, it is difficult to understand why they might be considered to be of a 

suburban character either.  The new dwellings to the rear would be significantly 

screened from view by the frontage dwellings, but it is accepted that glimpses 

would be available of some of the dwellings along the site access although, once 

again, it should be emphasised that these dwellings, insofar as they would be seen, 

would be viewed as being sited around the central open space area with, once 

again, tree planting along the access and within the open space providing significant 

softening and filtering of the views. 

 

6.12. Finally, it should be emphasised that the 12 new dwellings include four 

different housetypes, including the frontage terraced cottages, detached dormer 

bungalows and semi-detached dwellings, there is significant variety within the 

development which could be taken further through the use of a variety of materials 

if it was considered necessary. 

 

6.13. For all of the above reason I do not consider that there is justification for the 

concerns raised in relation to either the density of the development or its character.  

The development would be an attractive development in the context of its 

residential surroundings, it would not be of an inappropriate density and, I am 

bound to say, it would be a significant improvement on the existing industrial 
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appearance and character of the site. 
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7. Is there an issue in relation to open space? 

 

7.1. The third reason for refusal alleges that there is no open space provided within the 

development and that this would be to the detriment of the occupiers of the 

dwellings and also contrary to the LPA’s Policy CLF5 in this regard. 

 

7.2. The original plan submitted at the pre-application stage for comment included a 

central area of open space and the retention of the grassed area along the frontage 

of the site.  It is possibly for this reason that the matter was not of concern at the 

pre-application stage. 

 

7.3. However, the response to the Highway comments resulted in the central area being 

reduced in size and the grassed frontage area being lost (a 2.0 metre footway was 

required right along the frontage).  The matter was not raised as a concern when 

the Planning Officer wrote setting out his concerns on January 24th 2017, my reply 

had indicated (26.1.17), that I recognised that there might be an issue of principle 

between us, but I was keen to address as many of the detailed concerns as possible; 

therefore, it came as a surprise when it arose as a reason for refusal without prior 

comment. 

 

7.4. The LPA’s Policy CLF5 requires the provision of 0.4 hectares of open space for every 

50 dwellings, the 16 dwellings on the appeal site would, therefore, require 1280 

square metres of open space on this basis.  Whilst the Policy applies this to all sites 

over ten dwellings, it is clear that it is primarily directed at much larger sites as, in 

order to put it into context, the required area is pretty much equivalent to the 

entire extent of the dwellings and curtilage areas of the six terraced dwellings on 

the frontage of the site. 

 

7.5. The related Local Planning Guidance Note 10 provides further detail and explains 

that the requirement is based on the NPFA Six Acre Standard for which the greater 

part is in relation to the provision of playing fields suitable for youth and adult 
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usage, self-evidently, provision of playing fields on the appeal site will result in such 

a small area of provision that it will be of no practical use for its intended purpose. 

Children’s facilities amount to just one eighth of the overall requirement within the 

NPFA standard, the Officer’s report says that the lack of open space within the 

development means that, particularly children, will be left without a space for 

informal recreation.  In fact, when the reason for refusal indicates that no open 

space is provided within the development, it is wrong, there is a central green with 

an area of 180 square metres; the proportionate requirement for children’s 

playspace (160 square metres) is actually met by this area, central to the site and 

overlooked by the surrounding housing. 

 

7.6. In addition to the above, the south and eastern boundaries of the site are 

extensively planted with woodland that will be retained, although it is anticipated 

that this would be included within gardens for maintenance purposes (although it is  

not necessary to do so), this provides an additional, extensive, landscape amenity 

feature for the site. 

 

7.7. The Policy is far from clear as to what it really requires of developers.  Whilst 

applying the policy to developments of 10 or more dwellings, the Policy, 

nevertheless, goes on to indicate that in relation to small urban sites on-site 

provision may not be required if the site is unsuitable for open space provision or 

where the proposal would not place significant additional pressure on existing 

facilities in the vicinity.  The reference to urban sites perhaps suggests that the 

Policy was not drafted with sites such as the appeal site in mind, especially as such 

sites have ready access to the countryside and, therefore, on-site provision is less 

critical than it might be in truly urban locations.  However, if one applies the test as 

worded, it is clear that the site is not suitable for open space provision, certainly at 

the level required by the Policy and, furthermore, in relation to the second test, the 

development would not place undue pressure on any other facilities in the vicinity - 

because there are no facilities locally which could become overburdened.  Whilst I 

recognise the weakness of an argument that relies on the absence of local facilities 
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as justification for not providing anything, in terms of a literal interpretation of the 

Policy, there is no breach, hence the need in my view to adopt a flexible approach. 

 

7.8. It is clear to me that the Council’s open space policy does not really work in 

situations such as that relating to the appeal site, the level of provision of any 

particular type of open space justified by the scale of development proposed is not 

of any significant value to the development or otherwise and in such circumstances, 

especially in this particular semi-rural area where there are no local facilities to 

which a contribution might usefully be made, what would seem more important is 

to provide a development that is attractive.  As described, this development has a 

small green area in its centre around which the proposed dwellings are arranged 

and the development as a whole is provided within the setting of the mature 

boundary trees.  It is my view that this approach is appropriate to this particular site 

and accepting such an approach on this occasion would not create a precedent for 

other sites where factors such as size, location and proximity to existing open space 

would understandably result in a different conclusion. 
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8. Would the appeal proposals be harmful to the character of the listed buildings? 

 

8.1. The Officer’s report expresses the view that the size and appearance of the ground 

floor openings proposed for the south facing elevation do not reflect the 

appearance of the north facing elevation.  It is also commented that the lean-to 

structure may date back to the 19th Century and the potential to re-use it does not 

appear to have been considered. 

 

8.2. At the pre-application stage it had been acknowledged that the elevations facing 

into the appeal were compromised by the adjoining industrial buildings and that 

these elevations were less important to the setting of Holt Lodge Farm than the 

northern elevation, however, it was, nevertheless, suggested that the design 

approach should be reconsidered as it failed to enhance the appearance of the 

building, the removal of the lean-to structure was not mentioned. 

 

8.3. The elevation was reconsidered and curved lintels were introduced above each of 

the openings to reflect those on the northern elevation.  The Planning Officer’s 

detailed comments during the application process (e-mail 24.1.17) raised a concern 

with regard to the lack of private amenity space for the barn conversions, but it did 

not raise any issue with regard to the design itself which, it was assumed, had been 

satisfactorily addressed, but clearly that was not the case. 

 

8.4. It seems to me that there a number of fundamental considerations that assist in 

explaining the approach to the barn conversions which I set out as follows: 

 

8.4.1. At this moment, the curtilage listed barns have no use, despite several years 

of marketing; if a new viable use is not found, the buildings will decay and their 

value will be lost.  The ‘loss’ would be most significant in relation to Holt Lodge 

Farm which, the Planning Officer has acknowledged, is the most significant 

element.  In the absence of any alternative use having been identified, 

residential use appears to be the only practical option and, therefore, this is a 
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significant consideration, not only in relation to the listed buildings themselves, 

but also in relation to the principle of residential development across the site as 

a whole. 

 

8.4.2. Although it only arose as an issue when the planning and listed building 

consent decisions appeared, contrary to the assertion of the Planning Officer, 

the retention of the lean-to structure was considered.  However, three 

considerations informed the decision to remove it: 

 

8.4.2.1. It would be inappropriate to alter the north elevation in order to 

introduce light into a residential conversion from a listed building point of 

view, not only is this appropriate in the interests of the listed buildings (at 

Holt Lodge Farm, in particular), but there is also a covenant that prevents 

any such changes (including the opening up of blocked openings), 

irrespective of whether it might be possible to secure listed building 

consent. 

 

8.4.2.2. The ground floor elevation has been almost entirely removed along 

the length of the barn, both in relation to the lean-to and the industrial 

building.  The remaining first floor structure is supported by a framework 

of steel girders which, if retained, would create a significant problem in 

terms of noise transmission from one dwelling to the next. 

 

8.4.2.3. Having regard to the inability to introduce significant light from the 

northern elevation, the depth of the ground floor accommodation with 

the lean-to in situ meant that there would be serious issues with getting 

appropriate daylight into the rear of the building. 

 

8.4.3. The Conservation Officer has apparently suggested that the lean-to might be 

of 19th Century origins; if this were so, it would still not change the practical 

considerations set out above, however, there is absolutely no evidence to 
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suggest that this is the case.  It is not clear whether the Conservation Officer 

visited the property, however, the steel framework strongly suggests that the 

lean-to was of a much more recent date and, furthermore, the bricks from 

which it is constructed have a finish to their face which clearly places them 

somewhere around the 1960’s.  The window frames appear to be considerably 

older and it is not impossible that these were ‘recycled’ from the original 

elevation. 

 

8.4.4. For all of the above reasons, it was concluded that it was appropriate to 

demolish the lean-to which is of no architectural or historical significance.  

Whilst continuing to emphasise that the listing of the barn is not in relation to 

its intrinsic merit, but, rather, because of its relationship to Holt Lodge Farm, it 

is nevertheless significant to note that such an approach, coupled to the 

demolition of the industrial building, will restore the original form of the barns 

as a freestanding range of buildings and this must be viewed as of positive 

benefit. 

 

8.4.5. Removing the lean-to is not, however, the end of the problem with regard to 

natural light within the conversion, given the severe limitations on light from 

the northern elevation (as a result of the size of the windows, the requirement 

to use obscure glazing and because of aspect), there is still a need to introduce 

significant light via the southern elevation to light the whole of the ground floor 

and it is for this reason that it has been necessary to use large full height 

windows.  Whilst it is accepted that this may not be the ‘ideal’ solution from a 

design point of view in terms of the way in which barn conversions are normally 

approached, it is the only practical solution in the circumstances, it provides a 

way forward for the buildings and incorporates this design solution on what 

will, in any event, be a newly constructed elevation. 

 

8.5. For all of the above reasons, it is clear that there is a sound design rationale behind 

the proposals for the barn conversion which will provide a new long term use for 
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the buildings (in the absence of any practical alternatives), reinstate the form of the 

original range of buildings, retain the important northern elevation to Holt Lodge 

Farm and provide new dwellings with modern living accommodation and, most 

importantly, daylight. 

 

8.6. The planning report further criticises the barn conversions because three of the four 

do not have private garden areas (although I note that this is not carried forward 

into a specific reason for refusal), but instead simply have areas to the frontage 

where some areas of private space are provided, albeit with less privacy than might 

be preferred.  This is, of course, a consequence of the siting of the barns and the 

lack of land control on the northern side of the buildings where private garden areas 

might normally be provided; there is no alternative. 

 

8.7. The report acknowledges that similar arrangements have been accepted in relation 

to one of the barn conversions at Holt Lodge Farm, it, therefore, follows that it is 

recognised that it is not essential, the report (Appendix 5) notes that the property at 

Holt Lodge Farm would not appeal to somebody looking for a private garden, but 

that the car parking would provide a limited degree of screening.  Given that 

insistence on a private garden area would prevent the building being put to 

beneficial use, avoiding it falling into disrepair, the arrangement was justified. 

 

8.8. It would be illogical not to reach the same conclusion in relation to the appeal 

proposals where the same circumstances arise, albeit for slightly different reasons.  

In addition, the appeal proposals include larger areas of land within which 

landscaping could be incorporated which would provide additional screening to the 

individual areas of private space, this could, of course, be secured by means of a 

condition. 

 

8.9. For all of the above reasons, I conclude that, far from being of harm to the setting of 

the listed buildings, the proposals for their conversion, taking account of the various 

constraints, will result in an appropriate and attractive new use of the buildings 
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which will safeguard their future and, most importantly, safeguard their relationship 

with Holt Lodge Farm. 
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9. Conclusions. 

 

9.1. The case on behalf of the Appellants can be summarised as follows: 

 

9.1.1. There is a housing land shortfall in Wrexham County Borough which means, 

in accordance with National policy, that “considerable weight” is attached to 

increasing the housing land supply. 

 

9.1.2. The appeal site is immediately adjacent to the settlement boundary for the 

Wrexham Industrial Estate, whilst the LPA argue that this settlement should not 

be regarded as an appropriate location for residential development, it is clear 

that the UDP policy does not adopt this approach and, indeed, the location is in 

accordance with both Policy PS1 and H5 of the UDP.  In the context of the 

housing land shortfall the redevelopment of a previously developed site right 

on the periphery of the settlement should be viewed as entirely appropriate. 

 

9.1.3. Policy specifically emphasises the importance of making the best use of 

previously developed land, such as the appeal site.  This consideration is 

heightened in relation to the appeal proposal by the absence of realistic 

alternative uses, as demonstrated by the unsuccessful marketing of the site 

over several years.  The fact that the site includes listed buildings for which a 

new use needs to be found in order to secure their long term survival further 

heightens the appropriateness of residential development on the site. 

 

9.1.4. Furthermore, it is clear that Hugmore Lane has been viewed by the LPA as an 

entirely appropriate location for residential development, both in terms of barn 

conversions and infill plots on greenfield sites, there is nothing that logically 

distinguishes the appeal site from these other residential sites in terms of their 

sustainability.  
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9.1.5. Nevertheless, it is clear that the appeal site has very good access to 

employment opportunities in addition to which there is good access, both by 

bus and via cycle routes, to the Town Centre and the facilities that are located 

between the two. 

 

9.1.6. The appeal proposals include a range of housetypes that will not appear out 

of place on the appeal site and the density is entirely acceptable.  The 

appearance of the site will be dominated by the barn conversion and the two 

groups of terraced cottages on the frontage which will look entirely appropriate 

between the residential developments on either side.  The overall appearance 

of the site will be a marked improvement on that of the current industrial use 

which is a non-conforming use between its residential neighbours. 

 

9.1.7. The appeal site has good access to the open countryside and, in dealing with 

a site such as this, there is no reasonable basis for preventing development 

because normal standards for providing public and private amenity space are 

not fully met. 

 

9.1.8. It is clear, when one has regard to the constraints of the site, that the 

proposals for the conversion of the listed buildings have been carefully thought 

through and an appropriate solution has been put forward that will provide for 

their long term use, maintain the frontage to Holt Lodge Farm, restore the 

original form of the range of barns and improve their setting. 

 

9.2. For all of the above reasons it is concluded that the proposals are entirely 

appropriate and that, therefore, both planning permission and listed building 

consent should be granted for the appeal proposals. 
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