WREXHAM COUNTY BOROUGH COUNCIL PLANNING COMMITTEE

MEETING OF 5 MAY 2015
ADDENDUM

This report summarises information received since the Agenda was compiled including, as appropriate, suggested amendments to recommendations in the light of that information.  It also lists those people wishing to address the Committee.

Where the Council has received a request to address the Committee, the applications concerned will be considered first in the order indicated in the table below.  The remaining applications will then be considered in the order shown on the original agenda unless indicated by the Chair.

ITEM 4 – DEVELOPMENT CONTROL APPLICATIONS
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PAGES 38–43   GLY   P/2014/0584

Area between Llangollen and Llansilin, partly within boundary of Wrexham

SPEAKER:

FOR – John Lamb (Representing Applicant)

PAGES 66–72   ROS   P/2014/0714

25 Darland Lane, Rossett, Wrexham

SPEAKER:

AGAINST – Paul Bell (Objector)

FOR – Russell Shone (Representing Applicant)

PAGES 73–106   CHI   P/2014/0739

Land west of Ley Farm, Green Lane, Halton, Chirk, Wrexham

SPEAKER:

AGAINST – Susan Hale (Representing Residents Assoc.)



FOR – Kevin Slack (Agent)

Observations

Whilst accepting that the proposals do offer some technical advantages over the extant scheme in respect of the amount of open space and highway gradient, I consider that further improvements can be made to reduce the impact further.  The site is extremely visible in the wider landscape and in the buffer zone of the World Heritage Site.  In the circumstances, further amendments are required to reduce the visual prominence of the site.  These may include fewer dwellings, a less formal layout and potentially no development at all on the highest part of the site.  Therefore, despite the current recommendation I am minded to request the application be deferred and only reported back to Committee if an amended scheme is agreed.

Applicant’s submissions

The applicant’s agent has confirmed that the applicant is not prepared to make contributions towards school provision or for affordable housing.  

Representations

2 additional objections expressing the following concerns:

i) Lack of infrastructure to support this number of extra houses (schools/GP)

ii) Roads are a nightmare with traffic and potholes.  The development will exacerbate this situation;

iii) Nearly every day there are queues of ambulances outside the Maelor.  

Recommendation

If Members were minded to overturn my recommendation and to refuse permission on the grounds that no provision is made for affordable housing or contributions to schools, I would recommend that the application be DEFERRED to allow me to seek additional legal advice on the chances of being able to successfully defend on those grounds on appeal and the risks of an award of costs being made.  

Recommendation

Amend:
That the application be DEFERRED.

PAGES 164–170   ESC   P/2015/0130

Nevin, Wrexham Road, Rhostyllen, Wrexham

SPEAKER:
AGAINST – Jeremy Williams (Representing Objector)

Observations

In view that the existing stone boundary wall which forms the frontage boundary of the property with Wrexham Road is considered be important in creating a visual screen, it will be prudent to recommend a planning condition to ensure its retention in perpetuity.

Also, given the presence of the structure when viewed from the neighbouring dwellings, a condition requiring the further agreement of the proposed roller shutter garage door and its finish and colour will be required. 

Representations

1 further representation received.  The points raised in the letter are already addressed in the main report.

Recommendation

Add condition 2:

Prior to its installation full details of the proposed roller shutter door, including its finish and colour, shall be submitted to and approved in writing by the local planning authority.  The development shall be carried out strictly in accordance with the detail as approved.

Reason: In the interests of the visual amenity of the area and the amenity of the neighbouring occupiers of the site.

Add condition 3:

The existing stone wall which forms the entire north western frontage boundary of the site with Wrexham Road shall be retained in situ and its height shall not be reduced so that it falls below 1.8 metres when measured from the level of the adjoining footway.

Reason:  In the interests of the visual amenity of the area.

PAGES 171–180   GRE   P/2015/0133

Former ATS Tyre Depot, Marford Hill, Marford, Wrexham

SPEAKER:

FOR – Rhys Jenkins (Representing Applicants) 

Observations

Additional Condition 22:

Notwithstanding the approved drawings, further details of the garage doors shall be submitted to and approved, in writing, by the Local Planning Authority.  The garage doors should be timber and outward opening and not up and over as indicated on the drawings.  Works shall only be carried out strictly in accordance with the details as approved and retained thereafter unless otherwise agreed, in writing, with the Local Planning Authority.

Reason:  In the interests of preserving the character of the Conservation Area.

PAGES 181–182   GRE   P/2015/0134

Former ATS Tyre Depot, Marford Hill, Marford, Wrexham

SPEAKER:

FOR – Rhys Jenkins (Representing Applicants) 

PAGES 188–191   CEF   P/2015/0147

9 Ffordd Offa, Cefn Mawr, Wrexham

SPEAKER:

FOR – Stuart Hatherall (Agent)

PAGES 203–213   CHI   P/2015/0161

Land to the rear of 5 and 6 New Bungalows, New House Lane, Pentre, Wrexham

SPEAKER:

FOR – Stuart Hatherall (Agent)

Representations

4 additional representations received expressing the following concerns:

· Congestion/additional traffic;

· Would like to have confidence that no amendments are made;

· Potential access to adjoining land for future development;

· That this is the thin end of the wedge and more properties will be built;

· Accuracy of the plans;

· Intrusion to outlook of existing residents and their way of life;

· Parking is already a problem;

· overlooking

· Request a site inspection before any decision is made;

Observations

No new issues have been raised.  I therefore refer Members back to my main report.

Recommendation

Remains unaltered.  

PAGES 236–239   RHO   P/2015/0186

New Foundry Buildings, Gutter Hill, Johnstown, Wrexham

SPEAKER:

FOR – Stuart Hardy (Representing Applicant)

ALL OTHER ITEMS WILL BE TAKEN IN ORDER SHOWN ON THE ORIGINAL AGENDA

PAGES 59-65   RUA   P/2015/0628

Observations

An update of condition 2 which requires the development to be carried out in accordance with the approved plans is needed.  These drawing numbers were not previously finalised at the time of drafting the main report. 

Recommendation

Amend condition 2:

The development shall be carried out in strict accordance with the details shown on the approved drawings(s) numbered

WH.05 Rev C

WH.06 Rev B

WH.07 Rev B

WH.11

WH.22 Rev B

and contained in the application documentation. 

PAGES 123-132   PEN   P/2015/0040

Observations

Reason for Condition 18 omitted on agenda.  Reason 18:  In the interests of nearby residential amenity.

Additional condition 19:

The vehicular parking and turning areas as shown on approved drawing(s) No(s). 0112/09 Rev A dated 19/04/15 shall be fully laid out, surfaced and drained prior to first use of the development.  These areas shall thereafter be permanently retained and kept free of any obstruction, and made available solely for the parking and turning of motor vehicles at all times.

Reason: To provide for the parking and turning of vehicles clear of the highway and to ensure that reversing by vehicles into or from the highway is rendered unnecessary in the interest of traffic safety.

Additional condition 20:

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any order revoking, re-enacting that Order with or without modification), no further development shall take place under Classes A, B, C, D and E of Schedule 2 Part(s) 1 and Class A Part 2, other than the development hereby granted permission.

Reason:  In the interests of protecting the character of the building and the Conservation Area.

Additional Note:

The proposed development lies within an area that has been defined by The Coal Authority as containing potential hazards arising from former coal mining activity.  These hazards can include: mine entries (shafts and adits); shallow coal workings; geological features (fissures and break lines); mine gas and previous surface mining sites.  Although such hazards are seldom readily visible, they can often be present and problems can occur in the future, particularly as a result of development taking place.

It is recommended that information outlining how the former mining activities affect the proposed development, along with any mitigation measures required (for example the need for gas protection measures within the foundations), be submitted alongside any subsequent application for Building Regulations approval (if relevant).  Your attention is drawn to The Coal Authority Policy in relation to new development and mine entries available at: https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries

Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine entries (shafts and adits) requires a Coal Authority Permit.  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 a Coal Authority Permit for such activities is trespass, with the potential for court action.  

Property specific summary information on past, current and future coal mining activity can be obtained from: www.groundstability.com

If any of the coal mining features are unexpectedly encountered during development, this should be reported immediately to The Coal Authority on 0345 762 6848.  Further information is available on The Coal Authority website at:www.gov.uk/government/organisations/the-coal-authority.

Recommendation

Remains as main report subject to correction and additional conditions and note above.

PAGES 138-151   CEF   P/2015/0092
Representations

Response received from the Clwydian Range and Dee Valley AONB Interim Joint Advisory Committee (IJAC).

The IJAC recognises that the proposed site is approximately 1km outside the AONB but, given the large scale of the development, it will inevitably have some impact on views from the higher ground of the AONB.  However, these views are medium to long distance in nature, which inevitably diminishes the impact. In addition, the site is partially screened by existing topography, woodland blocks, hedges and hedgerow trees and will be seen in the context of existing developed areas.  The intention to maintain all existing hedges at a height of 2.4m and retain all woodland blocks and hedgerow trees is welcome, together with the additional landscape mitigation planting to gap up hedges and create a new tree belt. In this context, the IJAC concludes that whilst there will be some impact the proposals will not result in significant harm to the AONB or its setting. 

Whilst the landscape mitigation proposals are supported, the IJAC would recommend that to further reduce the impact on views from the AONB additional planting of small groups of trees and new hedgerow trees to the south and south west boundaries of the site should also be included as part of the mitigation proposals. In addition, the IJAC would emphasise the need to specify panels which minimise glint and glare, and would suggest that the panel frames and supporting structures together with the proposed security fencing should be a dark, recessive colour to blend in as far as possible with the rural surroundings.

Observations

The applicant has considered the comments of the AONB IJAC and has no objections to the suggestion to introduce additional groups of trees and new hedgerow trees to the south and south western boundaries.  A suitable condition is recommended below.

The suggestion to colour the fencing and CCTV columns be a recessive colour is also agreed by the applicant and a suitable condition can be recommended.  However, it is not possible to change the colour of the solar panel mounts.  I do not consider that this is necessary given the low level nature of the structures and the unlikely detrimental impact these structures will create when viewed from the confines of the AONB. 

Submissions

Various updated reports have been submitted by the applicant in order to satisfy the requirements of the recommended conditions which require work to be carried out pre-commencement of development.  These are:

· A updated Construction and Decommissioning Traffic Management Plan;

· A condition survey of the highway leading up to the site;

· An updated Biodiversity Management Plan; and 

· A Biosecurity Management Plan

Recommendation

The submission of these reports require the amendment of the following conditions   These shall read as follows:

Amend condition 7:

7.  All perimeter fencing shall be erected prior to the bringing on to the site of any plant, equipment, machinery or materials and the installation of the solar panels and the associated framing in accordance with the detail contained on the approved drawing titled DEER FENCE - inc MAMMAL GATE and drawing L.0321_09-D.  Nothing shall be stored or placed in any areas outside this fenced area and the ground levels shall not be altered, nor shall any excavations be made.

Amend condition 8:

8.  Prior to the commencement of the construction and decommissioning phases the development the scheme of signage and guarding as contained in section 4 and figure 3 of the approved Construction Traffic Management Plan addendum dated April 2015 reference L335-DOC03 CTMP Issue 4 shall be implemented in full and shall remain in place for the duration of those phases.

Amend condition 10:

10.  The development shall be carried out in strict accordance with the approved Construction, Decommissioning and Traffic Management Method Statement dated 6th February 2015 and the addendum to that report dated April 2015 reference L335-DOC03 CTMP Issue 4.

Delete condition 16 and re-order remaining conditions accordingly.

Add condition (number dependent on reordering conditions):

Within one month of the commencement of development a scheme of tree planting along on the southern and south western boundary of the site, together with a timescale for the implementation of the planting, shall be submitted to and approved in writing by the local planning authority.  The planting shall be permanently retained.  Any planting becoming severely damaged or seriously diseased, or is in poor physiological condition and/or are removed without the written permission of the local planning authority shall be replaced within the next available planting season by trees of similar size and species to those original required to be planted.

Reason:  In the interests of the visual amenity of the area.

Add condition (number dependent on reordering conditions):

The fencing and CCTV columns as detailed on drawing numbers DEER FENCE – inc MAMMAL GATE and CCTV_01 shall be painted or finished RAL 6005 Moss Green or any other colour as may be agreed in writing by the local planning authority prior to the first beneficial use of the site for the production of electricity.  The structure shall be permanently retained in this condition thereafter.

Reason:  In the interests of the visual amenity of the area.

PAGES 152-159   GWE   P/2015/0093
Consultations

In respect of additional information:

Highways:
No objections, subject to conditions/notes.

Observations

Not all the suggested conditions as recommended by Highways have been included as part of the recommendation, and those outstanding items are included below.   

Recommendation

Add the following conditions:

13.
There shall be no gates or other means of enclosure across the vehicular access point within 5 metres of the highway boundary.  Reason:  In the interest of the free and safe movement of traffic on the adjacent highway and to ensure the formation of a safe and satisfactory access.

14: 
No business or commercial use shall operate from Eaton House upon commencement of this residential permission.  Reason:  In the interests of highway safety.

PAGES 160-163   CEF   P/2015/0119

Observations

Condition 04 should read ‘has been submitted to’.

Recommendation

Remains as main report subject to above correction.

PAGES 192-195   ROS   P/2015/0148

Applicant’s Submission

The applicant has submitted a plan to show the extent of the small holding which demonstrates that the size of the holding would be commensurate with the need for a further building on site.  
Recommendation

No change to my recommendation.

PAGES 196-202   OVE   P/2015/0156

Applicant’s submissions

An Arboricultural Impact Assessment (AIA).

Observations

The AIA demonstrates that no part of the development will impact upon the root protection area of the trees in the woodland to the north and west.  The AIA also includes tree protection plans that propose protective fencing to ensure that construction works do not adversely impact upon the trees.  A condition will be necessary to require the implementation of the tree protection measures. 

Recommendation

The following condition is added:

2. No equipment, machinery, plant or materials of any kind in connection with the development shall be brought onto the site until the tree protection fencing shown on approved drawing no. D.TREE_FENCING.001 –Temporary Tree Protection Fencing (Detail for tree protection around Construction Exclusion Zones) has been erected in the positions shown on approved drawing no. D5146.002 Tree Protection Plan (Proposed).  The tree protection fencing shall thereafter be retained and maintained in those positions until the development has been completed.

Reason:  To ensure that the retained trees are adequately protected during development in the interests of amenity.

PAGES 227-230   PEN   P/2015/0174
Representations

1 further representation received raising the following points:

· Neighbouring occupier agrees that there needs to be some parking on Stryt Issa;

· Would like to know what the covenant is on the strip of land adjacent to the application site and the neighbouring property;

· A hedge should be planted along the boundary of the car park as the neighbour does not like the thought of people looking into the site from the higher car park;

· The car park should be sloped away from the drive to ensure water does not run from the site onto the highway to the neighbouring dwelling.

Observations

The Council has no involvement in the recording or the enforcement of covenants.  The use of the land for the parking of motor vehicles is unlikely to result in disturbance to the neighbouring occupiers.  The dwelling is set further back into the site and there are no habitable room windows facing the car park.  I do not consider that there is sufficient justification to require the planting of a hedge in this location.  The car park design demonstrates adequate drainage and is unlikely to result in significant surface water discharge onto the public highway.

Recommendation

Remains unaltered.
PAGES 231-235   WRO   P/2015/0179

Observations 

The proposal would result in the need to store two separate sets of refuse collection facilities.  There is a communal alleyway which leads to the rear of the application site and the neighbouring properties.  To the rear of the existing property is a triangular yard area which can be utilised as a bin storage area.  As such I recommend that an additional condition be added.  

Recommendation

Add condition:

Prior to the first use of the development hereby approved a scheme of bin storage shall be submitted to and approved in writing by the local planning authority.  The facility shall be installed in accordance with a timescale to be agreed as part of that scheme and the facility shall be retained thereafter.

Reason: In the interests of the visual amenity of the area and the amenity of the future occupiers of the site.  

PAGES 240-247   BRY   P/2015/0204

Consultations

NRW:

No comments.  Standard advice to developers is relevant.

Highways:
No objection subject to recommend conditions (see below)

Recommendation

Additional Conditions, Reasons and Advisory Notes

Conditions

22.  The new vehicular access to the Conservative Club hereby approved shall be a minimum width of 4.5 metres.

23.  The vehicular access points to the dwellings hereby approved shall be a maximum gradient of 1 in 8 (12.5%).

24.  Prior to first use of the development hereby approved a pedestrian visibility splay shall be established measured from the centreline of the vehicular access 2.4 metres back from the back edge of the footway to points 3.3 metres either side measured along the back edge of the footway.  Within these splays there shall be no obstruction in excess of 0.6 metres in height above the level of the adjoining highway.  The splays shall thereafter be permanently retained clear of any such obstruction to visibility.

Reasons

22.  In the interests of highway safety.

23.  In the interests of highway safety.

24.  To ensure that adequate visibility is provided at the proposed point of access to the highway.

Notes

The separate written consent of the Local Highway Authority must be obtained before any work is carried out within the confines of the highway.

[image: image1.emf]
PAGES 248-255   WRA   P/2015/0217

Consultations

NRW:


No comments.  Standard advice to developers is relevant.

Community Council:
The Council objects to this application for the following reasons:

· The proposed building is an overdevelopment of a green open space and will impact on the visual amenity of the neighbourhood and an entrance into Acton Park;

· The proposal to enclose the existing public footpath with a 1.8m high fence will have Community Safety implications for Park users of all age groups as there is currently open space adjoining the public footpath;

· The extra volume of traffic that will be generated from the completed development will have an adverse highways and road safety impact on the junction of Jeffreys Road and Ffordd Alun;

· The Council considers the existing Stone Boundary wall is of visual amenity to the Street scene and should be retained at its present height;

· The footprint of the proposed building is very close to the existing root spread of the large sycamore tree to the front of the plot. If permission is granted, new tree planting and any works and protection for the existing trees should be carried out under the direct supervision of the Council’s Arboricultural Officer.

Representations

3 letters of objection received raising the following concerns:

· Health and safety concerns – the access way to the park will become a dog fouling area, gathering area for youths, drug and drink problems;

· Traffic generation / trip movements associated with 4 residential units will be a safety hazard to pedestrians and cyclists using the surrounding pavements and access to the park;

· The building is not in character with the rest of the street which are detached houses or bungalows;
· Because the new boundary fence/wall leaves only a 3 metre wide access to the park, a tractor will not fit down this access which is needed to cut the existing conifer hedge on the boundary with the adjacent Church.  The developer should therefore pay for the annual trimming of the hedge if this space cannot be increased to 3.5 metres;
Observations

No new issues raised other than the potential restricted access for maintenance to the existing boundary hedge adjacent church.  Whilst a tractor may not fit along the footway to cut the hedge, I think it unnecessary to increase the width.  Smaller hedge cutting equipment could easily be used and there is no reasonable justification to request that the developer take responsibility for the maintenance of the hedge.

Recommendation

Remains unaltered.
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