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Community Code No Applicant Recommendation Page No 

 
WRO 
 

P/ 2010/0310 MRS JOANNE TAYLOR GRANT 2 - 6 

ISY 
 

P/ 2011/0891 KINGMOOR PARK 
PROPERTIES LTD AND 
NORBERT 
DENTRESSANGLE 
 

REFUSE 7 - 20 

CEF 
 

P/ 2012/0045 AIR PRODUCTS PLC 
MR J COVE 
 

GRANT 21 - 34 

CEF 
 

P/ 2012/0050 MR ANTHONY 
WILLIAMS 
 

GRANT 35 - 41 

MIN 
 

P/ 2012/0112 TOMLINSONS DAIRIES 
 PN & JA TOMLINSON 
 

GRANT 42 - 51 

HAN 
 

P/ 2012/0147 MR JIM DIMELOW GRANT 52 - 56 

COE 
 

P/ 2012/0163 MR KARL JONES GRANT 57 - 65 

MIN 
 

P/ 2012/0168 MS AMY MANNING REFUSE 66 - 68 

     
GRE 
 

P/ 2012/0174 MR ROBERT WALLS GRANT 69 - 73 

WRO 
 
 

P/ 2012/0184 A & K PROPERTIES 
MRS KATIE SHIELD 
 

GRANT 74 - 81 

WRO 
 
 

P/ 2012/0185 A & K PROPERTIES 
MRS KATIE SHIELD 
 

GRANT 82 - 89 

WOR 
 

P/ 2012/0191 MR & MRS RF BROAD GRANT 90 - 93 

GRE 
 

P/ 2012/0194 MR A KERSHAW GRANT 94 - 98 

MAE 
 

P/ 2012/0208 MR M BROWNRIGG GRANT 99 - 101 

 
Total Number of Applications Included in Report:  14 
 
All plans included in this report are re-produced from Ordnance Survey Mapping with 
the permission of the Controller of Her Majesty’s Stationery Office.   Crown 
Copyright.  Unauthorised reproduction infringes Crown Copyright and may lead to 
prosecution or civil proceedings.   
WCBC Licence No. LA0902IL 
 
All plans are intended to be illustrative only and should be used only to identify the 
location of the proposal and the surrounding features.  The scale of the plans will 
vary.  Full details may be viewed on the case files.    
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APPLICATION NO: 
P/2012 /0185 
 
 
COMMUNITY: 
Offa 
 
 
WARD: 
Offa 

LOCATION: 
 86 ERDDIG ROAD  WREXHAM  
LL13 7DP  
 
DESCRIPTION: 
CHANGE OF USE FROM SINGLE 
RESIDENTIAL TO HOUSE IN 
MULTIPLE OCCUPANCY (HMO) (IN 
RETROSPECT) 
 
APPLICANT(S) NAME: 
MRS KATIE SHIELD A & K 
PROPERTIES 
 

DATE RECEIVED:  
13/03/2012 
 
 
CASE OFFICER:  
SEH 
 
 
AGENT NAME: 
A & K PROPERTIES 
MRS KATIE SHIELD 
 

_____________________________________________________________________ 
 
THE SITE 
 

 
 
PROPOSAL 
 
As above. 
 

Application Site 

30 Ruabon Road 

33 Ruabon Road 
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HISTORY 
 
No history. 
 
Other planning applications for HMOs nearby: 
 
No 30 Ruabon Road 
P/2010/0310  Change of use from residential to house in multiple  

occupation (in retrospect).  Pending 
 
No 33 Ruabon Road 
P/2012/0184  Change of use from residential to house in multiple  

occupation (in retrospect).  Pending 
 
DEVELOPMENT PLAN 
 
Inside settlement limit and Fairy Road Conservation Area.  UDP Policies PS2, 
GDP1, H4, EC7 and T8 apply.  Local Planning Guidance Notes Nos. 16 
‘Parking Standards’ and 21 ‘Space around Dwellings’ are also relevant. 
 
CONSULTATIONS 
 
Community Council:  Object for the following reasons: 

 similar application for no. 30 Ruabon Road 
has not been determined; 

 over intensive use of the building.  Number 
of rooms is more than the building can cope 
with given the requirements for communal 
facilities; 

 no provision for on-site parking and there is 
parking problems in the area; 

 Not DDA compatible; 
 Noise nuisance to adjoining residents; 
 Fire hazard with such over intensive 

occupation; 
 This is a Conservation Area and 

applications of this nature change the 
character to the detriment of the local area. 

Local Member:  Councillor Jenkins objects: 

 The number of rooms suggested, most of which 
are double rooms is more than can be satisfactorily 
accommodated in former (probably) four 
bedroomed terraced properties.  This would 
provide accommodation for up to 14 people in 
each property, even though the Access 
Statements indicates that the accommodation is 
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for 9 residents (or 10 in 30 Ruabon Road).  It is 
unlikely that the sizes of most of the proposed 
bedrooms - and the communal facilities within the 
buildings - would be acceptable if so many were 
used as double rooms. 

 There is no provision for on site parking, and there 
is already a major parking problem in the area, 
especially at night, where there are already 
insufficient on street parking places for the 
numbers parking in the area.  The local area 
cannot cope with so many additional vehicles. 

 The overcrowded properties would be a fire 
hazard, and a danger to the residents and to 
adjoining properties.  There is also the problem of 
noise nuisance to adjoining and nearby 
properties, with so many temporary residents in 
the terraced properties. 

 The properties are in the Conservation Area - 
where the intention is to "preserve and enhance" 
the strong traditional characteristics, rather than to 
change the character so drastically. 

 The proposal does not appear to be DDA 
compatible. 

 4 Brook Street refused and dismissed on appeal 
due to lack of parking.  Since then the Council has 
reviewed parking policy and requires one space for 
every two bedroom spaces; 

 Evidence that the need for student accommodation 
is on the decline; 

 Conversion of houses into student accommodation 
is having a seriously detrimental impact upon the 
community life in residential areas such as Offa 
Ward. 

 The statement that “there are numerous parking 
spaces and never any difficulty in location a 
space…” is not the case.  The roads are narrow 
and vehicles have been damaged due to numbers 
seeking parking. 

Highways: Parking standard for the proposed HMO is equal to 
that of a 5 bedroom dwelling (as was).  As there is 
no change to parking requirements, no 
recommendations are made. 

Wrexham Access Group: Consulted 15/03/2012 
Public Protection: No comments. 
WACS: Consulted 15/03/2012 
Site Notice:   Expired 10/04/2012 
Other Representations: Four letters of objection received: 
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 The HMO has been in operation for a 
number of years and, along with other 
occupiers of other properties parking on 
Erddig Road, causes problems with on-
street parking availability; 

 There are already other HMOs locally and 
the occupants of these properties converge 
on Erddig Road to the detriment of local 
residential amenity.  This goes on until early 
hours and results in an increase in noise, 
litter and broken glass.  The police have 
been called to break up theses gatherings 
on a number of occasions; 

 The property is not well maintained and 
there is graffiti on the outside walls.  If the 
property was occupied privately then this 
would not happen and the graffiti would be 
removed; 

 Impact upon the community; 
 This is a Conservation Area and 

applications of this nature change the 
character to the detriment of the local area; 

 To create a situation where so many houses 
in one street are occupied by temporary 
residents is likely to compound the existing 
problems. 

 
SPECIAL CONSIDERATIONS/ISSUES 
 
Policy: Policy H4 allows for the subdivision of dwellings 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; and 
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. 

 
Dealing with each of the above in turn: 
 
a) Extent of extensions/alterations 
No extensions or external alterations are proposed; 
 
b) Compliance with policy GDP1 
I will deal with issues of amenity and parking separately; 
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c) Private open space 
The property has a secure and private rear garden area of approximately 120 
square metres in area.  The minimum requirement for a house of this size is 
50 square metres and so there is adequate open space here to provide 
occupiers with an amenity area, an external drying area and storage area for 
bins.  There is also secure cycle parking on-site. 
 
d) Concentration of HMO properties 
The existing lawful use of the property is as a dwelling house or Class C3 
under the Town and Country Planning (Use Classes) Order 1987.  Class C3 
permits the use of the building as a normal family home or as a shared house 
provided it is not occupied by more than 6 people who live together in a 
similar way to a family – for example by having shared living room, kitchen 
and bathroom.  If a house is shared by more than 6 people who form more 
than one household then the use of the premises will normally fall outside of 
Class C3 and be classified as a House in Multiple Occupation (HMO), a ‘sui 
generis’ use for which planning permission is required.   
 
Licences from the Council are also required under the Housing Act 2004 to 
use a dwelling is a HMO.  However the definition of a HMO for the purposes 
of that Act does not directly correspond to a HMO for the purposes of planning 
control.  Therefore a dwelling occupied as a shared house or HMO which is 
subject to licensing under the Housing Act 2004 will not automatically also 
require planning permission.  The purpose of licensing is to ensure a dwelling 
is suitable for use as a HMO and is well managed rather than to control the 
number of HMOs in a given area.    
 
In considering this application against policy H4 I have not considered 
whether that are other properties being used as student/shared houses by 6 
or fewer people because these fall within Class C3 use and are not subject to 
a requirement for planning permission.  It is also worth noting that even if 
planning permission were refused for this application it would not prevent the 
property being used as a shared house or a HMO as defined by the Housing 
Act 2004.  The property could, for the purposes of planning control, remain in 
use as a shared house albeit with a lower number of occupants.    
 
Within a 500 metre radius of this property there are 3 properties with HMO 
licences that permit the dwellings to be occupied by more than 6 people – the 
threshold where planning permission is normally required.  In addition there 
are 6 properties with licence applications pending (one of these is no.30 
Ruabon Road) also has a planning application pending ref P/2010/0310.  
Finally there is also a planning application pending for another HMO at no.33 
Ruabon Road (P/2012/0184) which is less than 100 metres from this site.  
 
If all pending planning and licensing applications within are granted (including 
this one) it will bring the total number of HMOs that can be occupied by more 
than 6 tenants to 11 within a 500m radius.  This represents a very small 
percentage of the total housing stock in the area therefore I do not believe this 
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represents a significant or over concentration of this type of residential use in 
the immediate locality. 
 
Amenity of existing residents:  The use of the premises as a HMO will not 
impact upon the privacy or visual amenity of nearby occupiers particularly as 
no external alterations or extensions are proposed. 
 
The fact that the property has adequate garden space for use by the 
occupiers as well as space for bin storage should assist ensuring the use of 
the premises does not prove disruptive to nearby occupiers. 
      
The fact that a property can be occupied by up to 12 people (based on the 
number of bed spaces provided) does not necessarily mean that occupiers 
either individually or collectively will generate significant noise or other 
disturbance.  There is the potential for any number of occupiers of a property 
to be noisy irrespective of whether the premises are used as a HMO.  If 
tenants do prove disruptive, this is a matter for the landlord and/or Public 
Protection to address.       
 
Parking: The floor plans of the property suggest it could easily be used as a 5 
bedroom dwelling which, based on LPG16 advice, would be allowed a 
maximum of parking 4 spaces.  The property has no dedicated off-street 
parking and, as with many other properties along Erddig Road and 
neighbouring streets, occupiers with cars are reliant on on-street parking.   
 
LPG16 advises that the maximum parking standards for HMOs is 1 space per 
2 bed spaces which equates to a maximum of 4 spaces if the dwelling is 
occupied by 8 tenants.  However as 4 rooms are double rooms the number of 
potential bed spaces is 12 equating to 6 parking spaces. 
 
It is therefore necessary to restrict the number of residents to 8 no. in order to 
safeguard against an increase in parking demand when balanced against the 
use of the building as a single dwelling.  The site is within walking distance of 
the town centre, a wide range of retail and leisure facilities as well as frequent 
public transport which will encourage reduced reliance on the car as a means 
of transport.   
 
Conservation Area: There are no external changes proposed and as such 
the proposals accord with policy EC7 in so far as they preserve the character 
of the Conservation Area.   
 
Other Representations: Issues such as the suitability of the internal 
communal spaces and of fire safety provision are dealt with under the 
licensing process and therefore lie outside of the scope of planning control. 
 
Whilst I am aware that parking issues have resulted in proposals for student 
accommodation being refused elsewhere in Wrexham, each application is 
dealt with on its own merits.  I have dealt with issues of parking above and 
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explained why, in this instance, it is unlikely that the development will cause or 
increase parking issues.  
 
The Council has no planning policy requiring applicants to demonstrate the 
level of demand for HMO accommodation.  It is only possible to assess HMO 
proposals against adopted policy criteria to determine whether the use is 
acceptable.   
 
Conclusion:  I am satisfied that development will not materially detrimentally 
affect the character and appearance of the area, and that the proposal 
preserves the character of the conservation area.  There will be no significant 
detrimental impact upon highway safety, social fabric of the area or local 
residential amenity and proposed change of use accords with local planning 
policy.   
 
RECOMMENDATION:  That  permission be GRANTED 
 
CONDITION(S) 
 
1. The property subject to this permission shall be occupied by a 
maximum on 8 tenants at any one time. 
 
REASON(S) 
 
1. In the interests of highway safety due to the lack of on-street and off-
street parking provision 
 
NOTE(S) TO APPLICANT 
 
This permission does not by itself authorise the performance of any proposed 
acts of work materially affecting the external appearance of the premises, 
which proposals, if any, shall form the subject of a further submission to the 
Local Planning Authority. 
 
The accuracy of the detailed plans and drawings forming part of the 
application documents hereby approved shall remain the responsibility of the 
applicant/developer. 
 
The proposed development lies within an area which could be subject to 
current coal mining or hazards resulting from past coal mining. Such hazards 
may currently exist, be caused as a result of the proposed development, or 
occur at some time in the future. These hazards include:  
 
· Collapse of shallow coal mine workings.  
· Collapse of, or risk of entry into, mine entries (shafts and adits).  
· Gas emissions from coal mines including methane and carbon dioxide.  
· Spontaneous combustion or ignition of coal which may lead to   underground 
heatings and production of carbon monoxide.  
· Transmission of gases into adjacent properties from underground   sources 
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through ground fractures.  
· Coal mining subsidence.  
· Water emissions from coal mine workings.  
 
Applicants must take account of these hazards which could affect stability, 
health & safety, or cause adverse environmental impacts during the carrying 
out their proposals and must seek specialist advice where required. Additional 
hazards or stability issues may arise from development on or adjacent to 
restored opencast sites or quarries and former colliery spoil tips.  
 
Potential hazards or impacts may not necessarily be confined to the 
development site, and Applicants must take advice and introduce appropriate 
measures to address risks both within and beyond the development site. As 
an example the stabilisation of shallow coal workings by grouting may affect, 
block or divert underground pathways for water or gas.  
 
In coal mining areas there is the potential for existing property and new 
development to be affected by mine gases, and this must be considered by 
each developer. Gas prevention measures must be adopted during 
construction where there is such a risk. The investigation of sites through 
drilling alone has the potential to displace underground gases or in certain 
situations may create carbon monoxide where air flush drilling is adopted.  
 
Any intrusive activities which intersect, disturb or enter any coal seams, coal 
mine workings or coal mine entries (shafts and adits) require the prior written 
permission of the Coal Authority. Such activities could include site 
investigation boreholes, digging of foundations, piling activities, other ground 
works and any subsequent treatment of coal mine workings and coal mine 
entries for ground stability purposes.  
 
Failure to obtain Coal Authority permission for such activities is trespass, with 
the potential for court action. In the interests of public safety the Coal Authority 
is concerned that risks specific to the nature of coal and coal mine workings 
are identified and mitigated.  
 
The above advice applies to the site of your proposal and the surrounding 
vicinity. You must obtain property specific summary information on any past, 
current and proposed surface and underground coal mining activity, and other 
ground stability information in order to make an assessment of the risks. This 
can be obtained from The Coal Authority's Property Search Service on 0845 
762 6848 or at www.groundstability.com 
 
_____________________________________________________________________


