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1.0 EXECUTIVE SUMMARY
1.1
This Planning Statement has been prepared by MTP Town Planning Ltd in support of a full planning application for the change of use of The Studio, Gwersyllt, Wrexham, from its lawful commercial radio broadcasting use to a veterinary practice.
1.2
The application seeks to secure the continued productive occupation of a purpose-built commercial building that has served the community for many years as the headquarters and broadcasting studios of Marcher Sound and subsequently Heart North & Mid Wales.
Following the cessation of broadcasting operations, the building has become available for an alternative commercial use. The proposed veterinary practice represents an appropriate and sustainable reuse of an existing commercial premises.

1.3
Importantly, the proposal does not involve the redevelopment of the site nor significant alterations to the existing building.
The development principally comprises:
· internal remodelling; 
· installation of veterinary consulting facilities; 
· treatment rooms; 
· diagnostic accommodation; 
· reception and waiting facilities; 
· staff welfare accommodation; 
· pharmacy; 
· associated office accommodation. 
The proposal retains the existing building, vehicular access and parking provision.


1.4
The application has been assessed against the adopted Wrexham Unitary Development Plan 1996–2011 and the relevant Welsh Government Technical Advice Notes.
It is concluded that the proposal accords with the objectives of the Development Plan because it:
· secures the long-term beneficial reuse of an existing commercial building; 
· maintains employment within the settlement; 
· provides an important healthcare facility for companion animals; 
· safeguards residential amenity; 
· utilises existing infrastructure; 
· generates no unacceptable highway impacts; 
· represents sustainable development. 
1.5
The proposal therefore satisfies the requirements of the adopted Development Plan and there are no material planning considerations indicating that planning permission should be withheld.
Planning permission is respectfully requested.

2.0 INTRODUCTION
2.1
This Planning Statement accompanies a full planning application seeking permission for the change of use of The Studio, Gwersyllt, Wrexham, from a former commercial radio broadcasting facility to a veterinary practice.
The statement has been prepared by MTP Town Planning Ltd and considers the proposal against the relevant provisions of the statutory Development Plan together with applicable Welsh Government planning guidance.
2.2
The proposal represents the continuation of an established commercial use within an existing purpose-built building.
Unlike many change-of-use applications, the proposal does not involve the introduction of commercial activity into a previously residential or undeveloped location.
Instead, it seeks to ensure the continued occupation of a building specifically designed and constructed for commercial operations.
2.3
The proposed veterinary practice will provide:
· consulting rooms; 
· operating theatre; 
· treatment areas; 
· diagnostic facilities; 
· pharmacy; 
· offices; 
· staff accommodation; 
· reception; 
· waiting facilities. 
The proposal is intended to meet growing demand for modern veterinary services within the Wrexham area.

2.4
The application has been designed to minimise external alterations.
Existing parking, servicing arrangements and vehicular access remain unchanged.
The operational characteristics of the proposed use are considered compatible with the surrounding area.

3.0 SITE DESCRIPTION
3.1 Location
The application site comprises The Studio, situated within Gwersyllt, Wrexham.
The building occupies an established commercial site benefiting from direct vehicular access from the adopted highway to a dedicated parking area.
The site is well connected to the surrounding road network and lies within the built-up area of Gwersyllt.
3.2 Existing Building
The property has been a commercial radio broadcasting studios.
For many years it operated as the headquarters of Marcher Sound, later becoming Heart North & Mid Wales.
The building contains accommodation typically associated with broadcasting operations including studio space, offices, technical rooms and ancillary facilities.
Its design reflects its original specialist commercial function.
3.3 Existing Character
The surrounding locality comprises a mix of commercial, community and residential development.
The site forms part of the established urban area and benefits from existing infrastructure including:
· highways; 
· utilities; 
· public transport; 
· pedestrian access. 
3.4 Access
Vehicular access is taken from the existing entrance serving the building.
No alterations to the existing access arrangements are proposed.
Existing parking areas will remain available for staff and visitors.
3.5 Environmental Context
No significant external alterations are proposed.
The development therefore preserves the established appearance of the site whilst ensuring continued occupation of the building.

4.0 PLANNING HISTORY
4.1
The application building was purpose-built as commercial radio broadcasting studios.
The premises have historically accommodated broadcasting, production and office functions associated with the operation of commercial radio services within North Wales.
4.2
The site subsequently became occupied by Heart North & Mid Wales, continuing its long-established commercial broadcasting role.
Throughout this period the building remained in continuous commercial use.
4.3
No planning history has been identified that materially affects the determination of the current proposal.
The present application should therefore be assessed principally on its planning merits and its compliance with the Development Plan.
4.4
The existing lawful commercial use demonstrates that the site has historically accommodated:
· staff; 
· visitors; 
· servicing; 
· office activity; 
· technical operations; 
· vehicle movements. 
These characteristics are relevant when considering the likely impacts of the proposed veterinary practice.

5.0 DESCRIPTION OF DEVELOPMENT
5.1
Planning permission is sought for the change of use of the existing building to a veterinary practice.
The proposal has been designed to maximise the use of the existing accommodation whilst requiring only limited physical alterations.
5.2
The proposed internal layout will include:
· Reception 
· Waiting Area 
· Consultation Rooms 
· Treatment Room 
· Operating Theatre 
· Imaging Room 
· Laboratory 
· Pharmacy 
· Isolation Room 
· Staff Room 
· Offices 
· Storage 
· Accessible WC 
5.3
Externally, the building will remain substantially unchanged.
No significant extensions are proposed.
Existing parking and circulation arrangements will continue to serve the site.
5.4
The veterinary practice will operate primarily by appointment.
Consequently, visitor arrivals are expected to be staggered throughout the day, reducing peak traffic demand.
5.5
The proposal represents a logical continuation of the site's long-established commercial function and ensures that a purpose-built commercial building remains in productive use.

6.0 PLANNING POLICY FRAMEWORK
6.1 Statutory Development Plan
6.1.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications to be determined in accordance with the statutory development plan unless material considerations indicate otherwise.
6.1.2 At the time of preparing this Planning Statement, the adopted local planning policy framework for Wrexham includes the Wrexham Unitary Development Plan (UDP) 1996–2011. The UDP provides the principal local policy framework against which proposals of this nature should be assessed.
6.1.3 The proposal has also been considered having regard to relevant Welsh Government Technical Advice Notes (TANs), which provide national planning guidance on the implementation of planning policy.
6.1.4 The proposed development comprises the reuse of an existing purpose-built commercial building. The proposal does not involve the expansion of the built form, significant engineering operations or redevelopment of previously undeveloped land. Consequently, the principal planning considerations relate to the acceptability of the proposed use, its relationship with neighbouring development, highway implications, environmental effects and compliance with the general development principles contained within the adopted UDP.

6.2 Wrexham Unitary Development Plan 1996–2011
6.2.1 The Wrexham UDP seeks to guide sustainable development throughout the County Borough by encouraging appropriate economic investment whilst protecting residential amenity, environmental quality and highway safety.
6.2.2 Although the proposal represents a change of use, the application concerns the continued occupation of an established commercial building rather than the introduction of development onto a previously undeveloped site.
6.2.3 The proposal therefore aligns with the wider objectives of the UDP by:
· securing the continued beneficial use of an existing commercial property;
· avoiding unnecessary building vacancy;
· supporting local employment;
· maintaining investment within the urban area;
· making efficient use of existing infrastructure;
· providing an important professional healthcare service.
6.2.4 The principal policy for consideration is Policy GDP1 – General Development Principles.

7.0 ASSESSMENT OF POLICY GDP1 – GENERAL DEVELOPMENT PRINCIPLES
7.1 Introduction
7.1.1 Policy GDP1 establishes the criteria against which all development proposals should be assessed.
7.1.2 The following appraisal considers each relevant criterion of Policy GDP1 in the context of the proposed veterinary practice.

7.2 Character and Appearance 
7.2.1 The application proposes the reuse of an existing purpose-built commercial building.
7.2.2 No substantial external alterations are proposed.
7.2.3 The overall form, scale, massing and appearance of the building will remain substantially unchanged.
7.2.4 Consequently, the proposal preserves the established character of both the site and its surroundings.
7.2.5 The proposal therefore satisfies the design objectives of Policy GDP1.

7.3 Compatibility with Surrounding Uses
7.3.1 The existing building has historically accommodated commercial activity associated with broadcasting, administration, technical operations and visitor access.
7.3.2 A veterinary practice is similarly a professional commercial use operating predominantly during daytime hours.
7.3.3 The proposal therefore represents an evolution of the site's established commercial function rather than the introduction of an incompatible land use.
7.3.4 Importantly, no external boarding kennels or animal exercise facilities are proposed.
7.3.5 The development is therefore considered fully compatible with neighbouring land uses.

7.4 Highway Safety
7.4.1 Existing vehicular access will remain unchanged.
7.4.2 The access has historically served staff, visitors, contractors and service vehicles associated with the operation of the radio station.
7.4.3 The proposed veterinary practice is expected to operate principally by appointment, resulting in arrivals distributed throughout the working day rather than concentrated peaks.
7.4.4 Existing visibility, manoeuvring space and access arrangements remain suitable.
7.4.5 Accordingly, the proposal is not expected to prejudice highway safety.

7.5 Parking Provision
7.5.1 Existing on-site parking will be retained.
7.5.2 The proposal utilises established parking infrastructure without requiring additional hardstanding.
7.5.3 Staff and visitor parking demand is expected to remain comparable with the former commercial use.
7.5.4 There is therefore no planning justification for concluding that the proposal would create unacceptable parking pressures.

7.6 Pedestrian Accessibility
7.6.1 The site lies within the existing urban area of Gwersyllt and is accessible by established roads and footways.
7.6.2 The proposal makes use of existing infrastructure and does not require new highway works.
7.6.3 The continued occupation of an existing accessible building represents an inherently sustainable form of development.

7.7 Residential Amenity
7.7.1 One of the principal considerations in determining veterinary applications is the potential impact upon neighbouring occupiers.
7.7.2 In this case, the proposal has been specifically designed to minimise external impacts.
7.7.3 Animals will normally remain within the building except during arrival and departure.
7.7.4 No external kennelling is proposed.
7.7.5 Any occasional animal vocalisation is unlikely to exceed that normally associated with visitors arriving at professional premises and is not expected to result in unacceptable disturbance.
7.7.6 The proposal therefore safeguards residential amenity.

7.8 Noise
7.8.1 Noise generated by the proposed use will principally arise from normal customer arrivals and departures.
7.8.2 Veterinary treatment activities occur within enclosed accommodation.
7.8.3 The existing building has substantial construction appropriate for its former broadcasting function, which provides a good level of acoustic containment.
7.8.4 The proposal is therefore unlikely to generate significant adverse noise effects.

7.9 Odour and Environmental Health
7.9.1 Clinical activities will be undertaken in accordance with professional veterinary standards.
7.9.2 Clinical waste, pharmaceuticals and sharps will be stored securely pending collection by licensed waste contractors.
7.9.3 Appropriate cleaning and infection-control procedures will minimise the potential for odour.
7.9.4 No adverse environmental health impacts are anticipated.

7.10 Drainage and Public Services
7.10.1 The proposal utilises an existing serviced commercial building connected to established utility infrastructure.
7.10.2 No significant increase in infrastructure demand is anticipated.
7.10.3 Existing drainage and service connections are expected to remain suitable for the proposed use, subject to any detailed Building Regulations requirements.

7.11 Sustainability
7.11.1 The reuse of existing buildings is a fundamental objective of sustainable planning.
7.11.2 The proposal avoids unnecessary demolition and new construction.
7.11.3 Existing infrastructure, access arrangements and parking are retained.
7.11.4 The continued occupation of the building reduces the likelihood of vacancy and deterioration whilst supporting the local economy.

7.12 Conclusion on Policy GDP1
7.12.1 The proposal has been assessed against the relevant criteria of Policy GDP1.
7.12.2 It is concluded that the proposed development:
· respects the character of the area;
· provides an appropriate commercial reuse;
· safeguards neighbouring amenity;
· retains satisfactory access;
· provides adequate parking;
· protects environmental quality;
· makes efficient use of existing infrastructure; and
· represents sustainable development.
7.12.3 The proposal is therefore considered to accord with Policy GDP1 of the Wrexham Unitary Development Plan.
8.0 ASSESSMENT OF RELEVANT WELSH GOVERNMENT TECHNICAL ADVICE NOTES
8.1 Overview
8.1.1 In addition to the adopted UDP, regard has been given to the Welsh Government Technical Advice Notes that are relevant to this proposal.
8.1.2 The following TANs are considered directly applicable:
· TAN 11 – Noise
· TAN 12 – Design
· TAN 18 – Transport
· TAN 21 – Waste
· TAN 23 – Economic Development
8.2 TAN 11 – Noise
8.2.1 TAN 11 seeks to ensure that noise-sensitive development and noise-generating activities are appropriately designed and managed.
8.2.2 The proposed veterinary practice will operate within an existing enclosed building originally constructed to accommodate broadcasting studios. The building's construction assists in containing internal noise.
8.2.3 No external boarding kennels, exercise areas or overnight animal accommodation are proposed as part of this application.
8.2.4 Subject to normal operational management, the proposal is not expected to give rise to unacceptable noise impacts and is consistent with the objectives of TAN 11.
8.3 TAN 12 – Design
8.3.1 TAN 12 promotes high-quality design that responds positively to its context and makes efficient use of land and buildings.
8.3.2 The proposal reuses an existing commercial building with only limited external alteration, preserving its established appearance while adapting the interior for a modern veterinary practice.
8.3.3 The proposal therefore supports the design objectives set out in TAN 12.
8.4 TAN 18 – Transport
8.4.1 TAN 18 encourages development that makes efficient use of existing transport infrastructure and promotes safe access.
8.4.2 The proposal retains the established vehicular access, parking provision and circulation arrangements serving the site.
8.4.3 Given the appointment-based nature of the proposed use and the site's existing commercial function, the development is not expected to have an unacceptable impact on the local highway network.
8.5 TAN 21 – Waste
8.5.1 TAN 21 supports appropriate arrangements for waste management as part of new development.
8.5.2 Clinical waste generated by the veterinary practice will be segregated, securely stored and collected by licensed waste contractors in accordance with applicable environmental legislation and professional veterinary practice.
8.6 TAN 23 – Economic Development
8.6.1 TAN 23 recognises the importance of supporting sustainable economic activity and the productive reuse of existing commercial premises.
8.6.2 The proposal secures continued investment in an established commercial building, supports skilled employment and provides an important local service.
8.6.3 The development is therefore consistent with the objectives of TAN 23.
8.7 Overall Conclusion on National Guidance
8.7.1 Having regard to the relevant Technical Advice Notes, the proposal represents an appropriate, sustainable and well-designed reuse of an existing commercial building.
8.7.2 There are no policy conflicts arising from the applicable Welsh Government guidance that would justify refusal of planning permission.

9.0 HIGHWAYS, ACCESS AND PARKING ASSESSMENT
9.1 Introduction

9.1.1 This section considers the implications of the proposed development for the local highway network, vehicular access, parking provision and pedestrian accessibility.
9.1.2 The proposed veterinary practice will occupy an existing purpose-built commercial building which has historically accommodated staff, visitors, servicing and technical operations associated with commercial radio broadcasting.
9.1.3 No alterations are proposed to the existing highway access, parking layout or internal circulation arrangements.

9.2 Existing Highway Network
9.2.1 The application site benefits from an established vehicular access connecting directly to the adopted highway.
9.2.2 The access has successfully served the former broadcasting studios for many years without evidence of unacceptable highway impacts.
9.2.3 The surrounding highway network is characteristic of an established urban area and it is capable of accommodating commercial traffic associated with existing land uses.

9.3 Existing Access Arrangements
9.3.1 The existing access provides suitable ingress and egress for staff, visitors and service vehicles.
9.3.2 Visibility at the site entrance is established and no physical alterations are required.
9.3.3 Emergency vehicle access will remain available at all times.

9.4 Parking Provision
9.4.1 Existing parking facilities will continue to serve the proposed development.
9.4.2 The proposal does not reduce the amount of available parking.
9.4.3 Existing parking has historically accommodated employees, contractors, broadcasters, interview guests and visitors associated with the operation of the radio station.
9.4.4 The proposed veterinary practice is expected to generate a similar pattern of staff parking whilst visitor numbers will generally be managed through appointment scheduling.
9.4.5 Accordingly, existing parking provision is considered appropriate for the proposed use.

9.5 Traffic Generation
9.5.1 Veterinary practices generally operate through scheduled appointments.
9.5.2 Consequently, arrivals and departures occur progressively throughout the working day.
9.5.3 This contrasts with many commercial premises where staff arrival and departure occurs during concentrated peak periods.
9.5.4 The former radio station also accommodated deliveries, contractors, promotional events and broadcasting activities.
9.5.5 It is therefore considered unlikely that the proposed veterinary practice would generate materially greater traffic than the previous lawful commercial use.

9.6 Sustainable Transport
9.6.1 The site lies within the built-up area of Gwersyllt and benefits from established pedestrian infrastructure.
9.6.2 Existing public transport services within the locality provide additional travel options for staff and visitors.
9.6.3 The continued occupation of an existing commercial premises represents an efficient use of previously developed land and existing transport infrastructure.

9.7 Highway Conclusion
9.7.1 The proposal retains the existing access arrangements and parking provision.
9.7.2 The proposed veterinary practice is not expected to result in unacceptable traffic generation or prejudice highway safety.
9.7.3 Accordingly, there are no highway or transportation reasons why planning permission should be withheld.

10.0 DESIGN AND ACCESS STATEMENT
10.1 Design Philosophy
10.1.1 The proposal has been developed around the principle of adapting an existing specialist commercial building for an alternative professional healthcare use.
10.1.2 The design approach prioritises the retention of the existing building whilst ensuring that the internal accommodation meets the operational requirements of a modern veterinary practice.

10.2 External Appearance
10.2.1 The external appearance of the building will remain substantially unchanged.
10.2.2 Any external works will be limited to those necessary for the operation of the veterinary practice, such as replacement signage or minor accessibility improvements where required.
10.2.3 The proposal therefore preserves the established visual character of the site.

10.3 Internal Layout
10.3.1 Internal alterations will provide:
· reception and waiting facilities;
· consulting rooms;
· treatment and operating areas;
· diagnostic facilities;
· pharmacy;
· laboratory;
· administrative offices;
· staff welfare accommodation;
· accessible sanitary facilities.
10.3.2 The internal layout has been designed to promote efficient movement of staff, clients and animals whilst maintaining appropriate clinical standards.

10.4 Inclusive Access
10.4.1 Existing pedestrian access will be retained.
10.4.2 Accessible facilities will be incorporated within the building to ensure that all visitors are able to access veterinary services.

10.5 Design Conclusion
10.5.1 The proposal represents a sensitive adaptation of an existing commercial building.
10.5.2 The development preserves the character of the site whilst ensuring its continued productive occupation.

11.0 RESIDENTIAL AMENITY ASSESSMENT
11.1 Introduction
11.1.1 Protection of neighbouring residential amenity is a key planning consideration.
11.1.2 The proposal has therefore been carefully designed to minimise potential impacts upon nearby occupiers.

11.2 Noise
11.2.1 Veterinary consultations and treatment will occur entirely within the existing building.
11.2.2 The building was originally designed to accommodate radio broadcasting studios and consequently benefits from substantial acoustic separation between internal and external environments.
11.2.3 This existing construction provides a favourable environment for containing operational noise.

11.3 Animals
11.3.1 Animals will ordinarily remain within the building except during arrival and departure.
11.3.2 No external exercise areas are proposed.
11.3.3 No boarding kennels form part of this application.
11.3.4 Accordingly, opportunities for external disturbance are inherently limited.

11.4 Lighting
11.4.1 No significant additional external lighting is proposed.
11.4.2 Existing lighting arrangements will continue to serve the building.


11.5 Privacy
11.5.1 The proposal involves no overlooking or overlooking-related impacts as no alterations are proposed to the building envelope.

11.6 Amenity Conclusion
11.6.1 The proposed veterinary practice is compatible with neighbouring land uses and will not result in unacceptable impacts upon residential amenity.

12.0 NOISE, ODOUR AND ENVIRONMENTAL MANAGEMENT
12.1 Noise
12.1.1 Operational noise will principally arise from normal customer arrivals and departures.
12.1.2 Clinical procedures are undertaken within enclosed accommodation.
12.1.3 Existing building construction assists in limiting external noise transmission.

12.2 Odour
12.2.1 Appropriate infection prevention and cleaning procedures will be implemented throughout the premises.
12.2.2 Clinical areas will be maintained to professional veterinary standards.
12.2.3 No significant odour impacts are anticipated.

12.3 Environmental Protection
12.3.1 The proposal does not involve industrial processes or activities giving rise to emissions requiring specialist environmental mitigation.
12.3.2 Normal veterinary operational procedures provide appropriate environmental safeguards.

13.0 CLINICAL WASTE MANAGEMENT
13.1 General
13.1.1 The proposed veterinary practice will generate limited quantities of clinical waste associated with routine veterinary procedures.
13.1.2 Clinical waste will be managed in accordance with current environmental legislation and professional veterinary practice standards.

13.2 Waste Segregation
13.2.1 Waste streams will be segregated at source.
13.2.2 Clinical waste, pharmaceuticals and sharps will be stored separately in appropriate containers.

13.3 Storage
13.3.1 Waste awaiting collection will be stored securely within designated areas inaccessible to the public.
13.3.2 Storage facilities will be maintained in accordance with applicable health and environmental standards.

13.4 Collection
13.4.1 Clinical waste will be removed by appropriately licensed waste contractors.
13.4.2 Collection frequencies will reflect operational requirements and statutory obligations.

13.5 Conclusion
13.5.1 The proposed waste management arrangements are proportionate to the scale of the development and ensure that clinical waste is handled safely and responsibly, with no unacceptable impact upon neighbouring occupiers or the wider environment.


14.0 ECONOMIC BENEFITS
14.1 Introduction
14.1.1 One of the principal objectives of the planning system is to support sustainable economic growth through the productive use of land and buildings.
14.1.2 The application site has historically provided employment within Gwersyllt through its long-established use as commercial radio broadcasting studios.
14.1.3 The cessation of broadcasting activities has created the opportunity to secure an alternative commercial occupier capable of maintaining the economic contribution of the site.

14.2 Continued Commercial Occupation
14.2.1 The proposal secures the continued occupation of a purpose-built commercial building.
14.2.2 Retaining active commercial premises contributes positively towards the vitality and economic resilience of the local area.
14.2.3 Occupation by a veterinary practice avoids the adverse consequences frequently associated with vacant commercial buildings, including deterioration, vandalism and loss of investment.



14.3 Employment
14.3.1 The proposed veterinary practice will provide skilled professional employment including veterinary surgeons, veterinary nurses, reception staff, administrative personnel and practice management.
14.3.2 The proposal therefore maintains employment opportunities within the settlement whilst supporting associated local businesses through the purchase of goods and services.

14.4 Community Benefits
14.4.1 Veterinary practices provide an important community healthcare service.
14.4.2 The proposal improves access to veterinary treatment for residents of Gwersyllt and the wider Wrexham area.
14.4.3 The continued availability of local veterinary services reduces the need for longer journeys and contributes positively to community wellbeing.

14.5 Economic Conclusion
14.5.1 The proposal delivers clear economic and social benefits through continued commercial occupation, employment generation and improved access to professional veterinary services.

15.0 SUSTAINABILITY APPRAISAL
15.1 Reuse of Existing Buildings
15.1.1 The proposed development represents the sustainable reuse of an existing purpose-built commercial building.
15.1.2 The proposal avoids unnecessary demolition and significantly reduces the environmental impacts associated with new construction.
15.1.3 Existing infrastructure, servicing arrangements, utilities, parking and highway access are all retained.

15.2 Efficient Use of Land
15.2.1 The proposal makes efficient use of previously developed land within the urban area.
15.2.2 National and local planning policy support the reuse of existing buildings wherever practicable.
15.2.3 The proposal therefore represents an inherently sustainable pattern of development.

15.3 Environmental Considerations
15.3.1 The proposal does not involve significant external alteration.
15.3.2 Existing landscaping, drainage and site infrastructure remain substantially unchanged.
15.3.3 Consequently, environmental impacts are expected to be limited.

15.4 Social Sustainability
15.4.1 The development provides an accessible veterinary healthcare facility serving local communities.
15.4.2 The proposal contributes towards sustainable communities by supporting access to essential professional services within the urban area.

15.5 Sustainability Conclusion
15.5.1 The proposal represents sustainable development through the continued productive use of an established commercial building whilst delivering economic, environmental and social benefits.

 
16.0 PLANNING BALANCE
16.1 Introduction
16.1.1 The determination of planning applications requires the decision-maker to consider the proposal against the Development Plan and all other material considerations.
16.1.2 The proposal has been assessed throughout this Planning Statement against the relevant provisions of the Wrexham Unitary Development Plan and applicable Welsh Government Technical Advice Notes.

16.2 Benefits
16.2.1 The principal planning benefits include:
· continued occupation of a purpose-built commercial building;
· retention of employment within Gwersyllt;
· provision of a valuable veterinary healthcare facility;
· reuse of existing infrastructure;
· efficient use of previously developed land;
· preservation of the building;
· limited external alteration;
· satisfactory highway access;
· acceptable parking provision;
· protection of residential amenity.

16.3 Potential Impacts
16.3.1 The proposal has been carefully designed to minimise planning impacts.
16.3.2 No external kennelling is proposed.
16.3.3 Existing highway access is retained.
16.3.4 Existing parking remains available.
16.3.5 Operational activity will occur predominantly within the building.
16.3.6 Clinical waste will be appropriately managed by licensed contractors.
16.3.7 Accordingly, no significant adverse planning impacts have been identified.

16.4 Overall Planning Judgement
16.4.1 The proposal represents an appropriate continuation of the site's long-established commercial function.
16.4.2 The veterinary practice is a professional service use compatible with both the existing building and surrounding land uses.
16.4.3 The proposal satisfies the objectives of Policy GDP1 and is consistent with the relevant Welsh Government Technical Advice Notes.
16.4.4 There are no material planning considerations indicating that planning permission should be withheld.

17.0 CONCLUSIONS
17.1
This Planning Statement has been prepared in support of a full planning application seeking permission for the change of use of The Studio, Gwersyllt from a former commercial broadcasting headquarters to a veterinary practice.
17.2
The proposal secures the long-term future of a purpose-built commercial building through an appropriate professional healthcare use.
17.3
The proposed veterinary practice:
· retains an existing commercial building in productive use;
· safeguards local employment;
· supports continued economic investment;
· provides an important community facility;
· protects residential amenity;
· utilises existing access and parking;
· makes efficient use of previously developed land.
17.4
The proposal has been assessed against the Wrexham Unitary Development Plan 1996–2011, with particular regard to Policy GDP1 – General Development Principles, together with the relevant Welsh Government Technical Advice Notes.
17.5
It is concluded that the proposal accords with the Development Plan when read as a whole and there are no material planning considerations that would justify refusal.
17.6
For the reasons set out within this Planning Statement, Wrexham County Borough Council is respectfully requested to grant planning permission for the proposed change of use.

18.0 NEED FOR DEVELOPMENT
18.1 Introduction
The planning system seeks not only to regulate development but also to facilitate sustainable economic growth and the provision of services that contribute positively to local communities.
The proposed development responds directly to an identified requirement for modern veterinary facilities serving Gwersyllt and the surrounding communities.
Unlike many commercial developments, veterinary practices provide an essential healthcare service supporting both companion animal welfare and wider public health objectives.

18.2 Continued Commercial Occupation
The application site was purpose-built as commercial broadcasting headquarters and has remained in commercial use throughout its operational life.
Following the cessation of broadcasting operations there is a clear planning benefit in securing a viable replacement commercial occupier.
Without an alternative use the building risks becoming vacant for an extended period, potentially leading to deterioration and under-utilisation of an established commercial asset.
The proposed veterinary practice ensures the building continues to make a positive contribution to the local economy.

18.3 Community Need
Veterinary healthcare represents an important component of community infrastructure.
The proposal will provide:
· preventative healthcare; 
· diagnostic services; 
· surgical procedures; 
· emergency treatment; 
· pharmaceutical services; 
· animal welfare advice. 
These services contribute directly towards community wellbeing and support responsible pet ownership throughout the locality.

18.4 Conclusion
The proposal demonstrates a clear operational and community need whilst ensuring the continued beneficial occupation of an existing commercial building.

