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  IXW  
ITEM NO: 
 

1 

WARD NO: 
 

Denbigh Upper / Henllan 

APPLICATION NO: 
 

01/2005/0764/ PO 

PROPOSAL: 
 
 

Development of 0.15ha of land by the erection of 19 no apartments, 
construction of new vehicular/pedestrian accesses and associated works 
(outline application) 

LOCATION: Former Autoworld  Lenten Pool   Denbigh 
 

APPLICANT: St John's Estates  Ltd  
 

CONSTRAINTS: Town Heritage Area 
250m Of Landfill Site 
Conservation Area 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - Yes Press Notice - Yes Neighbour letters - Yes 

 
CONSULTATION RESPONSES: 

1. DENBIGH TOWN COUNCIL 
“While the Town Council does not wish to object to the proposed development, …. 
emphasis be made and consideration be given to local need and also to ensure 
the proposed development complies with the County Council’s affordable housing 
programme”. 
 

2. DENBIGH CIVIC SOCIETY 
Members welcomed residential development on this site. 
 

3. WELSH WATER / DWR CYMRU 
No objections – require standard conditions relating to details of disposal of foul 
and surface water. 
 

4. ENVIRONMENT AGENCY WALES 
Have confirmed the site is within a Zone B identified in TAN 15 Development and 
Flood Risk where site level surveys and sectional details are required for 
consideration.  (The applicant’s agent has forwarded relevant levels details and the 
Agency should confirm their formal observations prior to the Committee meeting). 

 
5. SENIOR CONSERVATION OFFICER 

No objections from the conservation aspect.  Notes the 21st Century design 
submitted and sees no reason to object to the principle of the development as 
proposed.  Aspects of the building features would require further explanation of 
detail and control. 
 

6. HEAD OF TRANSPORT & INFRASTRUCTURE 
No objections subject to control over details of the access, closure of the existing 
access, footway works and space for turning of refuse vehicles. 

 
 
RESPONSE TO PUBLICITY: 

1. John Anker Larsen, 6, Lenten Pool, Denbigh 
2. G Davies, 8 Lenten Pool, Denbigh 
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Summary of planning based representations: 
 
1. Amenity Impact 
 3 storey units will overlook Lenten Pool terraced cottages / overshadowing of 

nearest dwellings in winter months / proposed unit alongside existing cottage will 
swamp it, reducing privacy and value. 

 
2. Highways / Parking 
 Only 21 parking spaces / access would be just below that of Morrison’s 

supermarket / additional vehicles would lead to traffic build up on Smithfield Road. 
 

 
EXPIRY DATE OF APPLICATION:   02/08/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• timing of receipt of representations 
• Further information required from applicant 

 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The Autoworld premises are located on the north side of Smithfield Road, opposite 

the petrol filling station attached to Morrison’s supermarket. 
 

2. The property has been vacant since 2004, and has been used as a commercial 
garage and petrol station over a number of years.  It lies within the development 
boundary of the town, but has no specific use allocation in the Unitary 
Development Plan.  The town’s Conservation Area runs alongside the north 
eastern boundary of the site closest to Pwll y Grawys, but none of the site is within 
the Conservation Area. 
 

3. The area around the site is in a mixture of uses:  the town Fire Station to the south 
west, traditional terraced residential properties at Maes Hyfryd and Lenten Pool to 
the north, and the Morrison’s foodstore to the south.  The main vehicle access to 
the Maes Mathonwy area runs alongside the Southwest boundary of the site, and 
joins Smithfield Road opposite to the foodstore entrance.  Site levels rise up some 
1.5 metres from the Pwll y Grawys end of the site towards the south west end by 
the Fire Station. 
 

4. The application is in outline but with siting and design to be considered as part of 
the application.  The proposal is supported by a Design Statement outlining the 
aims and principles behind the proposals, and illustrative plans showing ideas for 
the development.  These indicate a total of 19 units in the form of three storey units 
fronting Smithfield Road, intended particularly as dwellings for sale to first time 
buyers.  The design is referred to as ‘contemporary’, with low pitched/flat roofs 
reflecting the style of nearby buildings and to avoid overshadowing adjacent 
properties; and the use of render on the main walls with contrasting timber or 
terracotta finishes on the stair towers to echo the use of materials in buildings in 
the historic core of the town.  A single access would serve the site off Smithfield 
Road, leading to a rear parking area for 22 vehicles. 

 
 
RELEVANT PLANNING HISTORY: 
5. None relevant to the application. 
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PLANNING POLICIES AND GUIDANCE: 
6. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6  Development Control Requirements 
Policy GEN 2 Development of un-annotated land 
Policy HSG 10 Affordable housing within development boundaries 
Policy EMP 10 Protection of Employment Land/Buildings 
Policy REC 2 Amenity and recreational open space in new developments 
Policy TRA 6 Impact of new development on traffic flowsPolicy TRA 9 Parking and 
Servicing Provision 
Policy ENP 6 Flooding 
Policy SPG 21 Parking 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales March 2002 
TAN 12  Design (2002) 
TAN 15  Development and flood risk  (July 2004) 
TAN 18  Transport (1998) 

 
MAIN PLANNING CONSIDERATIONS: 
7.    

i) Principle of redevelopment 
ii) Design detailing / visual amenity / impact on occupiers of neighbouring 

properties 
iii) Highways / parking 
iv) Affordable housing 
v) Open space 
vi) Flooding 

 
8. In relation to the main considerations: 

 
i) Principle of redevelopment 

The principle of a suitable redevelopment of a site such as this close to the 
town centre is in accord with planning policies.  The site is outside the main 
shopping area and has been in commercial use for some years.  There are no 
objections raised over the removal of the existing building, nor to the principle 
of providing flats there.  The concerns expressed relate to matters of detail 
rather than the residential use proposed.  The proposals would not be in 
conflict with the basic tests in Policy EMP 10 of the Unitary Development 
Plan, as the buildings do not lend themselves to appropriate alternative use 
by virtue of the size, location and construction.  The loss of the building would 
not prejudice the ability of the area to meet a range of local employment 
needs. 
 

ii) Design / visual amenity / impact on occupiers of nearby property. 
The application is in outline form, seeking approval of only siting of buildings 
and access.   The illustrative plans show a modern approach to the 
development which is supported by the Conservation Officer subject to 
control over details.  Whilst the siting of units along the road frontage appears 
acceptable, it is difficult from the level of detail submitted to draw clear 
conclusions over the impact on the privacy and amenities of occupiers of 
adjacent property, but this matter can be dealt with adequately by reserving 
siting for approval at reserved matters stage.  It is considered in particular that 
the detailing of the new units proposed alongside the traditional terrace at 
Pwll y Grawys needs careful attention to respect the scale and style of 
existing development, as the sketches show a potential conflict of approaches 
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in this location. 
 

iii) Highways / parking 
The Highways Officer raises no objections to the application, but requests 
conditions to control details of the proposed access, footways, parking and 
turning arrangements.  With regard to the concerns of local residents over the 
additional volume of traffic generated by the development, due account needs 
to be taken of the potential intensity of use which has been / could be 
associated with an active commercial garage / filling station in this location.  
Parking provision is below the maximum provision set out in SPG 21 (22 
spaces compared to a maximum requirement of around 30 spaces) but given 
the location close to town centre and public transport, and provision of cycle 
parking, the level is considered acceptable. 
 

iv) Affordable housing 
In the event of permission being granted it would be necessary to ensure the 
provision of an element of affordable housing, to conform with the Authority’s 
current guidelines.  This can be covered by a suitably worded planning 
condition on an outline consent. 
 

v) Open Space 
The applicants are aware of the planning policy requirements for provision of 
open space in new developments of more than 10 units, in Policy REC 2 of 
the UDP.  The size and type of development and the location close to the 
town centre alongside a busy A road would support the case for payment of a 
commuted sum to allow provision / enhancement of open space elsewhere in 
the town, a matter which can also be dealt with at outline stage by a planning 
condition. 
 

vi) Flooding 
The site falls within an area shown as Zone B on the Development Advice 
Map accompanying TAN 15: Development and Flood Risk.  Zone B relates to 
areas which have been known to flood in the past, and requires an applicant 
to provide levels information to enable the Environment Agency Wales to 
assess the need for further flood evaluation assessment.  The relevant 
information has been forwarded to the Environment Agency, who will confirm 
their position prior to the meeting. It is not anticipated that objections will be 
raised to development in Zone B locations 

 
 

SUMMARY AND CONCLUSIONS: 
9. The site is occupied by vacant former commercial premises bordered by residential 

properties to the north.  The principle of a suitable housing development is 
acceptable in terms of policy, and the concerns of nearby residents can be 
addressed at reserved matters stage. 

 
RECOMMENDATION: - GRANT subject to the following conditions:- 
 
 
 
 
1. Notwithstanding the submitted plans, approval of the details of the siting, design and 
external appearance of the building(s), the landscaping of the site and the means of access 
(hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority 
in writing before the commencement of any development. 
2. Application for approval of the reserved matters shall be made to the Local Planning 
Authority before the expiration of three years from the date of this permission. 
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3. The development hereby permitted shall be begun either before the expiration of five 
years from the date of this permission, or before the expiration of two years from the date of 
approval of the last of the reserved matters to be approved, whichever is the later. 
4. The development shall not begin until the formal written approval of the Local 
Planning Authority has been obtained to a scheme for the provision of affordable housing and 
open space as part of the development.  Such details shall include: 
(a)i) provision of 30% of the number of dwelling units as affordable units 
ii) the timing of the construction of the affordable housing 
iii) the arrangements to ensure that such provision is affordable for both initial and subsequent 
occupiers of the affordable housing; and the occupancy criteria to be used for determining the 
identity of prospective and successive occupiers of the affordable housing, and the means by 
which such occupancy criteria shall be enforced. 
The affordable housing shall be provided in accordance with the approved arrangements. 
(b) 
i) The arrangements to ensure the payment of commuted sums for the provision and 
maintenance of off-site open space.  
The open space payment shall be provided in accordance with number of units proposed 
within the development and payment shall be made before the occupation of the final unit of 
accommodation. 
5. Facilities shall be provided and retained within the site for the loading, unloading, 
parking and turning of vehicles in accordance with a scheme to be agreed with the Local 
Planning Authority, and which shall be completed prior to the proposed development bring 
brought into use. 
6. The location of the proposed access shall not be as shown on the submitted plan but 
shall be as agreed in writing with the Local Planning Authority before the commencement of 
any works on site, and the approved access shall be constructed before the commencemjent 
of other works on site to minimise disruption to pedestrians using the footway alongside the 
A543. 
7. Full details of the layout and design of the proposed access shall be submitted to and 
approved by the Local Planning Authority prior to the commencement of any site works. 
8. The final unit of the development shall not be occupied until the access and parking 
spaces, and footways have been completed to adoption standard or as otherwise agreed in 
writing by the Local Planning Authority. 
9. No work shall be permitted to commence until there has been carried out a 
comprehensive soil survey over the entire site, to determine whether any of the land is 
contaminated and whether the development may impact on controlled surface and ground 
waters, such survey to be in accord with BS:10175:2001 ("The Investigation of Potentially 
Contaminated Sites") and to include water monitoring data; and the contents of the survey 
and its conclusions have been submitted to the Local Planning Authority for assessment in 
liaison with the Environment Agency Wales. 
10. In the event that the site survey required by Condition 9 of this permission reveals the 
presence of hazard from any contamination, no development shall be permitted to commence 
until there has been submitted to the Local Planning Authority a detailed site specific risk 
assessment to identify risks to water resources, surrounding land and property, wildlife, 
building materials and future users of the site, and any other person; and the written approval 
of the Local Planning Authority has been obtained to detailed proposals for addressing the 
risks, specific measures for decontaminating the site and dealing with any unsuspected 
contamination which becomes evident during the development of the site.  The development 
shall be carried out strictly in compliance with the detailed measures approved by the Local 
Planning Authority. 
11. In the event that any areas of unexpected contamination become evident in the 
course of development, all works in the vicinity of that contamination shall be suspended 
immediately, and the Local Planning Authority shall be notified within 24 hours.  No work shall 
be permitted to continue in the affected area until the written agreement of the Local Planning 
Authority has been obtained to details of the measures proposed to remove or contain any 
hazard presented by the contaminants, and the method of rendering harmless such 
contamination.  The development shall only be permitted to proceed in accordance with the 
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details approved. 
12. No demolition shall take place before a contract for carrying out the works of 
redevelopment on the site has been made and all reserved matters have been approved for 
the redevelopment for which the contract provides. 
13. All foul drainage shall be directed to a foul sewerage system and all surface water 
drainage to a surface water system unless otherwise agreed by the Local Planning Authority. 
14. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding seasons 
following the occupation of the final dwelling of the development and any trees or plants 
which, within a period of five years of the development, die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of similar size 
and species. 
15. None of the flats hereby permitted shall be occupied until provision has been made 
within the site for enclosed bin stores and drying areas, in accordance with details which have 
been submitted to and approved in writing by the Local Planning Authority. 
16. Cycle parking shall be provided prior to the occupation of any of the development 
hereby permitted in accordance with details to be submitted to and approved in writing by the 
Local Planning Authority prior to the commencement of development. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. The application is for outline permission only, and for the avoidance of doubt over 
what details are reserved for further application. 
2. To comply with the provisions of Section 92 of the Town and Country Planning Act. 
3. To comply with the provisions of Section 92 of the Town and Country Planning Act. 
4. In order to ensure an adequate supply of affordable housing and to ensure adequate 
provision of open space in accordance with planning policies UDP REC 2 and HSG 10. 
5. In the interest of highway safety and to ensure the development is served by a 
satisfactory form of access prior to completion of the service road. 
6. In the interest of highway safety and to ensure the development is served by a 
satisfactory form of access prior to completion of the service road. 
7. In the interest of highway safety and to ensure the development is served by a 
satisfactory form of access prior to completion of the service road. 
8. In the interest of highway safety and to ensure the development is served by a 
satisfactory form of access prior to completion of the service road. 
9. To ensure that the extent of contamination is established and that adequate steps are 
to be taken to deal with the contamination. 
10. To ensure that the extent of contamination is established and that adequate steps are 
to be taken to deal with the contamination. 
11. To ensure that suitable measures are taken to deal with contaminated land in 
connection with the development. 
12. In the interests of the character and appearance of the Conservation Area. 
13. To ensure the proper drainage of the site and to minimise the risk of pollution. 
14. To ensure a satisfactory standard of development, in the interests of visual amenity. 
15. To ensure the units are serviced by adequate storage and drying facilities in the 
interests of visual and residential amenity. 
 
 
NOTES TO APPLICANT: 
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5 and 10. 
 
Denbighshire County Council Specification for Road Construction 
 
Highways Act 1980 S. 184 Consent - Notes for Guidance to Applicants 



 7 

 
   IXW  
ITEM NO: 
 

2 

WARD NO: 
 

Ruthin 

APPLICATION NO: 
 

02/2005/0892/ PF 

PROPOSAL: 
 
 

Demolition of all existing buildings and replacement with new centre for 
applied arts, comprising studio workshops, galleries, retail area, offices, 
restaurant, education space and tourist information centre, construction of 
new vehicular and pedestrian access, alterations to existing car parking 
arrangements and augmentation of existing landscaping 

LOCATION: Ruthin Craft Centre  Park Road   Ruthin 
 

APPLICANT: Denbighshire  County Council  
 

CONSTRAINTS: Within 67m Of Trunk Road 
250m Of Landfill Site 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - Yes Press Notice - Yes Neighbour letters - Yes 

 
CONSULTATION RESPONSES: 

1. RUTHIN TOWN COUNCIL 
“Grant planning permission”. 
 

2. RUTHIN AND DISTRICT CIVIC ASSOCIATION 
Awaiting response. 
 

3. DWR CYMRU/WELSH WATER 
No objections subject to addition of conditions. 
 

4. WELSH ASSEMBLY GOVERNMENT, TRANSPORT WALES 
Do not wish to issue a direction in respect of the proposal. 
 

5. COUNTY CONSERVATION ARCHITECT 
Notes the building is outside the Conservation Area and has little impact on it, so 
has no objections from that point of view.  From an architectural perspective, 
wonders why the opportunity presented by total demolition has not produced a 
more radical solution; and expresses concerns over specific elements of the 
elevational treatment, the use of materials and the detailing of the courtyard, which 
require careful treatment/finishes to succeed.  Concludes that the building will be 
an asset to Ruthin and Denbighshire, but hopes the detailed issues can be 
addressed by conditions. 
 

6. COUNTY ARCHAEOLOGIST 
No comments or objections from an archaeological perspective. 
 

7. COUNTY LANDSCAPE ARCHITECT 
Has been involved in pre-submission consultations and would need to contribute to 
further discussions on details of landscape proposals, given the formative stage of 
this element of the scheme.  Comments on the need for careful treatment of the 
courtyard, car park, and trees surrounding the site. 
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8. HEAD OF TRANSPORT AND INFRASTRUCTURE 
No objection subject to inclusion of conditions relating to the access onto Lon 
Parcwr, and on site turning/parking arrangements. 

  
RESPONSE TO PUBLICITY:    
        None at the time of preparing the report. 

 
EXPIRY DATE OF APPLICATION:   20/09/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• awaiting consideration by Committee 
 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application involves the demolition of the existing Ruthin Craft Centre 

buildings and the development of a new Centre for Applied Arts on virtually the 
same footprint as the current buildings.  The proposal is submitted by agents 
acting on behalf of the County Council, who own the site. 
 

2. The original Craft Centre was built following the grant of planning permission by 
the former Clwyd County Council in 1979.  It is located immediately to the north 
west of the ‘Briec’ roundabout where the A494, A525 and Lon Parcwr converge.  
The Centre is on the west side of Lon Parcwr, opposite the former car park site 
granted planning consent for a foodstore at the August 2005 meeting of the 
Committee. 
 

3. The site lies within the development boundary of Ruthin in the Unitary 
Development Plan.  There is no specific allocation within the plan for the site. 
 

4. The existing Craft Centre contains 15 craft workshops for local businesses, a 
restaurant, offices and a tourist information centre, with a shop and exhibition area.  
It hosts touring exhibitions, promotes contemporary art and other work, produces 
high quality publications and has developed an international reputation over time.  
It is a significant tourist/visitor destination. 
 

5. The application documents outline the background to the proposed 
redevelopment:- 
 
i) The Centre plays a useful role for the local community and has status well 

beyond the town, yet is ‘visibly vague’ with a ‘modest and reticent presence’ 
hidden behind grass bunds and heavy tree cover. 
 

ii) The existing buildings are now no longer considered fit for their purpose and 
detailed investigations reveal the impracticality of adapting them. 
 

iii) The proposal is to effect a ‘transformation’ of the Centre, building on the 
successful principles of courtyard form, with a unique modern form of 
building, developing the central space into a ‘dynamic and adaptable space’. 
 

iv) The new building would be primarily single storey with a small section where 
high level plant would be located.  The principal external materials would be 
zinc on the roofs and sections of wall, and cast stone for plinths.  The gross 
external floor area of the existing building is indicated as 1396m² and that of 
the proposed building as 1672m. 
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v) The building would contain:- 
 

a) An entrance lobby 
b) 6 Studio workshops 
c) 2 Residency studio workshops 
d) Tourist Information Centre 
e) Education space 
f) Office space 
g) 2 Galleries, with a retail area 
h) Restaurant with outdoor terrace 
i) Associated toilet facilities 

 
vi) There are detailed proposals for the hard and soft landscaping of the site, 

including careful thinning of existing trees, the planting of new trees, and the 
development of concept/themes for the car park area (87 spaces for visitors) 
as ‘orchard parking’, spring and summertime meadows, and a limestone 
threshold. 
 

vii) Specific proposals to provide accessibility for persons with disability, 
sustainable energy saving construction techniques.  
 

viii) The relocation of the vehicular access onto Lon Parcwr to the north of its 
current position to take account of access proposals for the foodstore on the 
east side of the road, and provision of space within the parking area for the 
turning and parking of coaches.  Pedestrian access would be retained off 
Park Road close to the existing pedestrian crossing. 
 

6. The agents organised a public exhibition relating to the material in the submission 
at the Craft Centre between 22nd July and 5th August 2005. 
 

RELEVANT PLANNING HISTORY: 
7. 2/3537 

Erection of Craft Centre – GRANTED – 30 May 1979 (Clwyd County Council) 
 
 
PLANNING POLICIES AND GUIDANCE: 
8. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy STRAT 9  -  Tourism 
Policy GEN 1   -  Development within Development Boundaries 
Policy GEN 2   -  Development of un annotated land 
Policy GEN 6   -  Development control requirements 
Policy CON 6  -  Development adjacent to Conservation Areas 
Policy TSM 1  -  Tourism Development 
Policy TSM 3  -  Tourist Related development in Historic & Market towns 
Policy TRA 6  -  Impact of new development on traffic flows 
Policy TRA 8  -  Transport requirements in major developments 
Policy TRA 9  -  Parking and servicing provision 
 
SPG 21 Parking  
 
GOVERNMENT GUIDANCE 
Planning Policy Wales March 2002 Section 11 – Tourism, Sport & Recreation 
TAN 12  - Design (2002) 
TAN 13  - Tourism (1997) 
TAN 18 - Transport (1998) 

 
MAIN PLANNING CONSIDERATIONS: 
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9.   
i) Principle of development 
ii) Design 
iii) Access/parking 
iv) Landscaping 
v) Amenity 

 
10. In relation to the main considerations:- 

i) Principle of development 
The redevelopment of the existing Craft Centre in the form of a Centre for 
Applied Arts is compatible with the tourism and general development policies 
of the Unitary Development Plan.  There is in reality, no fundamental change 
in the type or nature of the use which has operated successfully and without 
adverse impact on the locality over many years. 
 

ii) Design 
The scheme proposed is ‘modern’ in concept and the building would have a 
more striking impact than the existing ‘low key’ development, in a visible 
location, next to a major highway junction.  The Conservation Architect has 
reservations over the detailing of particular elements, but overall concludes, 
subject to controls over these matters, that the building will be an asset to the 
town and the County. 
 

iii) Access/parking 
The Head of Transport and Infrastructure is satisfied with the new access and 
parking arrangements, subject to control over the detailing of visibility and 
construction at the point of entry onto Lon Parcwr.  The existing parking area 
is not changing in size and has proved to be more than adequate to serve the 
Craft Centre use. 
 

iv) Landscaping 
The plans show proposals to develop ‘theme’ areas for landscaping which are 
acceptable in principle to the Landscape Architect.  These plans would need 
to be worked up to greater detail and can be covered by condition if 
permission is granted. 
 

v) Amenity 
The site does not directly border any residential development, the nearest 
being at Troed y Rhiw to the west (60m from the building to the closest 
dwelling on the opposite side of the A494).  There are a number of business 
premises on the north west, north, and east sides, including the Wynnstay 
Stores, The Mill Child Care Centre and the Niagra premises.  It is not 
considered the proposed Centre for Applied Arts would have any adverse 
impact in terms of visual or general disturbance on the occupiers or users of 
these properties. 

 
SUMMARY AND CONCLUSIONS: 

11. The proposals are to develop a more modern building of similar size and use as 
the existing Craft Centre.  The Centre is a considerable asset to the town and the 
scheme would be an important investment in the future of the facility and the town. 

 
RECOMMENDATION: GRANT- subject to the following conditions:- 
 
 
1. The development hereby permitted shall be begun before the expiration of five years 
from the date of this permission. 
2. No external wall or roof materials shall be applied  until the written approval of the 
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Local Planning Authority has been obtained to the proposed materials to be used for the 
external surfaces of the [walls [and roof(s)] of the development hereby permitted and no 
materials other than those approved shall be used. 
3. No development shall take place until there has been submitted to, and approved in 
writing by, the Local Planning Authority, a detailed scheme of hard and soft landscaping for 
the site, and such scheme shall include details of: 
(a) all existing trees, hedgerows and other vegetation on the land, details of any to be 
retained, and measures for their protection in the course of development. 
(b) proposed new trees, hedgerows, shrubs or vegetation, including confirmation of 
species, numbers, and location and the proposed timing of the planting; 
(c) proposed materials to be used on the driveway(s), paths and other hard surfaced 
areas; 
(d)     proposed earthworks, grading and mounding of land and changes in levels, final 
contours and the relationship  of proposed mounding to existing vegetation and surrounding 
landform; 
(e)     Proposed positions, design, materials and type of boundary treatment. 
4. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding seasons 
following the completion of the development and any trees or plants which, within a period of 
five years of the development, die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of similar size and species. 
5. The use of the premises hereby permitted shall not commence until the parking 
spaces shown on the approved plan have been surfaced and marked out. 
6. No surface water or land drainage run off shall be allowed to connect (either directly 
or indirectly) to the public sewerage system. 
7. There shall be no external storage of goods, crates, or any items relating to the 
delivery to, or collection of goods from the Centre on any part of the site, without the written 
approval of the local planning authority thereto. 
8. No external lighting of the building, car park or any part of the site shall be permitted 
without the prior written approval of the local planning authority to the type and position of the 
lights, column sizes, design and hooding, the levels of luminance and proposed hours of use. 
10. Details of the bin/recycling store indicated in the approved plan shall be submitted to 
and approved in writing by the Local Planning Authority and provided in accordance with the 
approved details prior to the commencement of use of the craft centre. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. In the interests of visual amenity. 
3. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development. 
4. To ensure a satisfactory standard of development, in the interests of visual amenity. 
5. To ensure the development is served by a satisfactory parking facility. 
6. To prevent hydraulic overloading of the public sewerage system. 
7. In the interests of visual amenity. 
8. In the interests of visual amenity. 
 
 
NOTES TO APPLICANT: 
 
Your attention is drawn to the plan from Dwr Cymru/Welsh Water attached to this certificate, 
showing the position of the foul sewer crossing the site. 
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Your attention is drawn to the attached Advisory Notes from the  Head of Highways and 
Transportation. 
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5, 7 and 
10. 
 
Your attention is drawn to the attached notes relating to applications for consent to construct 
a vehicular crossing over a footway / verge under Section 184 of the Highways Act 1980. 
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   IXW  
ITEM NO: 
 

3 

WARD NO: 
 

Llangollen 

APPLICATION NO: 
 

03/2005/0702/ PS 

PROPOSAL: 
 
 

Variation of Condition 9 of outline planning permission for redevelopment of 
land by the erection of 20 apartments (Code No. 03/2004/0720/PO), to 
allow for alternative arrangements acceptable to the local planning authority 
for the provision of 4 affordable housing units in Llangollen 

LOCATION: Bryn Derwen  Abbey Road   Llangollen 
 

APPLICANT: Balfour  Homes Ltd.  
 

CONSTRAINTS: Tree Preservation Order 
Canal Consultation Zone 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - No Press Notice - No Neighbour letters - Yes 

 
CONSULTATION RESPONSES: 

1. LLANGOLLEN TOWN/COMMUNITY COUNCIL 
Awaiting response 
 

2. LLANGOLLEN CIVIC SOCIETY 
Oppose the application. Consider this would set a precedent for all future 
developments. The developers were aware of the rules governing affordable 
housing before they set out on the project. 
 

3. HOUSING STRATEGY OFFICERS 
Advise that detailed negotiations have taken place with applicant’s advisors, and 
that the option of Commuted Sum payment is acceptable in the circumstances, 

  
 
RESPONSE TO PUBLICITY: 

None at time of preparing the report 
 
EXPIRY DATE OF APPLICATION:   21/10/2005 
 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application seeks a variation to a condition imposed on an outline planning 

permission granted for the demolition of the Bryn Derwen Hotel, and the 
redevelopment of the site by way of 20 residential apartments. 
 

2. Members may recall considering the outline application at the January 2005 
Planning Committee. It was resolved to grant the permission subject to a number 
of planning conditions and to the completion of a Section 106 Obligation requiring 
payment of a commuted sum in lieu of the provision of open space within the site. 
The Section 106 Obligation has been completed and the outline permission has 
been issued. 
 

3. Condition 9 of the planning permission dealt with the provision of affordable 
housing in connection with the development. It was included following dialogue 
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with the applicant’s agents over the mechanism for securing provision. Condition 9 
reads: 
” 9. No development shall be permitted to commence until the formal approval of 
the Local Planning Authority has been obtained to a scheme for the provision of 4 
affordable houses in Llangollen in accordance with the County Council’s Unitary 
Development Plan affordable housing policy and Housing Needs Survey. The 
submitted scheme shall include details of the following: 
a) the delineation of the site(s) upon which the affordable housing will be 
constructed; 
b) the type and size of affordable dwellings to be provided; 
c) the arrangements the developer shall make to ensure that such provision is 
affordable for the initial purchase and successive occupiers in need; 
d) the phasing of affordable housing provisions in relation to open market housing 
on the site; 
e)occupation criteria and nomination rights; 
The affordable housing shall be provided in accordance with the approved details 
prior to the first occupation of any of the flats on the application site and shall 
thereafter be retained as affordable housing in accordance with those approved 
details.” 
 
The reason for the condition was to ensure adequate arrangements were made for 
the provision of affordable housing in conjunction with the development. 
 

4. Subsequent to consideration of the application at the January 2005 Committee, the 
applicant’s planning and legal representatives have been engaged in lengthy 
discussions with officers of the Housing and Planning sections, and with Pennaf, 
over the delivery of the four affordable homes. It soon became apparent that the 
prospect of acquiring land within the town, suitable for the development of  four 
new  units within a reasonable timescale was remote, and the likely delays which 
would have resulted threaten the future of the entire project. 
 

5. The applicant’s representatives have investigated alternative ways of securing the 
objectives of Condition 9, and with regard to the contents of the Supplementary 
Planning Guidance on Affordable housing, have concluded that the option of a 
commuted sum payment to the County Council for its own use in providing 
affordable homes is the only feasible means of progressing.  
 

6. The submission therefore requests the Authority’s approval of a variation to 
Condition 9, to allow for ‘alternative arrangements’ acceptable to the Local 
Planning Authority for the provision of four affordable units in Llangollen. This 
would allow the applicants to make the offer of a commuted sum payment to 
satisfy the terms of the Condition. 
 

7. Members will note from the planning history section below that a reserved matters 
application has been recently submitted, containing details of the apartment 
development at Bryn Derwen. The new application has no direct bearing on the 
merits of the application forming the subject of this report. 

 
 
RELEVANT PLANNING HISTORY: 
8. 03/2004/0720/PO  

Demolition of existing hotel and dwelling and redevelopment of land by the 
erection of 20 residential     
apartments and alterations to existing vehicular access (outline application) 
GRANTED – 25/08/05. 
 
03/2005/0693/PR 
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Details of siting, design, external appearance, means of access and landscaping 
for development of 20 apartments granted outline planning permission under Code 
No. 03/2004/0720/PO – Current application – undetermined 
 

PLANNING POLICIES AND GUIDANCE 
9. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy HSG 10 – Affordable Housing 
 
Supplementary Planning Guidance – Affordable Housing (approved at Full 
Council, July 2005) 
 

 
MAIN PLANNING CONSIDERATIONS: 
10. The main consideration is: 

i) Affordable housing issue 
 

11. The sole issue here is whether the proposed variation to Condition 9 of the outline 
planning permission is acceptable, and specifically whether it assures the delivery 
of affordable housing in Llangollen in conjunction with the Bryn Derwyn 
development. 
 
Whilst respecting the comments of the Llangollen Civic Society, the Planning 
Authority has to take due account of the particular circumstances which apply, and 
to exercise  reasonable judgement on the case for a more flexible approach to the 
provision of affordable housing. Each case has to be viewed strictly on its own 
merits, and the grant of a variation here would not commit the Authority to a similar 
approach elsewhere. 
 
In the circumstances, it is officer’s view that the proposed variation to Condition 9 
is reasonable, as it enables the Local Planning Authority to retain close control 
over the mechanism for delivering the affordable homes in Llangollen. It is 
accepted by planning and housing officers that the payment of a commuted sum 
should be consented to only in exceptional circumstances, but this is an option in 
the approved Supplementary Planning Guidance on Affordable Housing. The tests 
of the SPG are met, as in granting outline permission the Authority has already 
accepted the case for no on site affordable housing, and it would appear there is 
no prospect of securing a viable site in the town to construct the four units within 
12 months. 

 
 
 

SUMMARY AND CONCLUSIONS: 
12. The variation to the condition would allow the authority to retain control over the 

mechanism for providing affordable homes in Llangollen and is recommended for 
approval. 

 
RECOMMENDATION: -GRANT -  subject to the following conditions:- 
 
Condition 9 shall be reworded as follows : 
 
 
1. No development shall be permitted to commence until the formal approval of the 
Local Planning Authority has been obtained to a scheme for the provision of 4 affordable 
houses in Llangollen in accordance with the County Council's Unitary Development Plan 
affordable housing policy and Housing Needs Survey, or other arrangements acceptable to 
the Local Planning Authority. Any submitted scheme shall include details of the following: 
a) the delineation of the site(s) upon which the affordable housing will be constructed; 



 16 

b) the type and size of affordable dwellings to be provided; 
c) the arrangements the developer shall make to ensure that such provisions is affordable for 
the initial purchase and successive occupiers in need; 
d) the phasing of affordable housing provisions in relation to open market housing on the site; 
e)occupation criteria and nomination rights; 
The affordable housing shall be provided in accordance with the approved details prior to the 
first occupation of any of the flats on the application site and shall thereafter be retained as 
affordable housing in with those approved details." 
 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To ensure adequate arrangements are made for the provision of affordable housing 
in conjunction with the development. 
 
 
NOTES TO APPLICANT: 
 
None 
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   PJM  
ITEM NO: 
 

4 

WARD NO: 
 

Llangollen 

APPLICATION NO: 
 

03/2005/0927/ PO 

PROPOSAL: 
 
 

Development of 0.03ha of land by the erection of a dwelling (outline 
application) 

LOCATION: Garden To Ael Y Bryn  Birch Hill   Llangollen 
 

APPLICANT: Mr & Mrs J D  Jones  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

Site Notice - Yes Press Notice - Yes Neighbour letters - Yes 

 
CONSULTATION RESPONSES: 

1. LLANGOLLEN TOWN COUNCIL 
Awaiting response. 
 

2. HEAD OF TRANSPORT AND INFRASTRUCTURE 
Awaiting response. 
 

3. WELSH WATER 
No objection subject to conditions.  

 
RESPONSE TO PUBLICITY: 

None at time of writing report. 
 
EXPIRY DATE OF APPLICATION:   23/09/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• awaiting consideration at Committee 
 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site consists of approximately 300 sq.m of open land on the south 

side of Birch Hill.  The plot lies outside the defined settlement limits of Llangollen.  
The area to the north contains a mix of dwelling types with open fields to the south. 
 

2. Outline planning permission is sought to develop this land by the erection of 1 no. 
dwelling.  All matters have been reserved for future approval. 
 

3. The applicants have submitted supporting information with their application 
highlighting that they have resided at Ael y Bryn for nearly 40 years and that they 
have used the application site as a domestic garden throughout that time.  The 
applicants are elderly with diminishing mobility and they feel that they would 
benefit from development of a property to better suit their needs.  
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4.  Councillor Stuart Davies has requested this application be heard at Committee as 
the site forms part of an area that could become part of the settlement boundary in 
the Unitary Development Plan. 

 
 
RELEVANT PLANNING HISTORY: 
5. 03/2004/0858/PO  

Development of land by the erection of a dwelling (outline) – REFUSED as 
contrary to policies which seek to keep development within development 
boundaries – 05/08/2004. 

 
 
PLANNING POLICIES AND GUIDANCE: 
6. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 1 – Development within Development Boundaries 
Policy GEN 3 – Development Outside Development Boundaries 
Policy ENV 2 -  Development affecting the AONB/AOB 
Policy HSG 6 – New dwellings in the Open Countryside  
Policy GEN 6 – Development Control Requirements 
 
GOVERNMENT GUIDANCE 
Planning Policy (Wales), March 2002 

 
MAIN PLANNING CONSIDERATIONS: 
7.   

i) Principle of development in this location. 
ii) Consideration in the context of the review of the Local Development Plan 

 
8. In relation to the main considerations: 

i) Whilst sympathetic to the applicant’s personal circumstances, such an issue 
can only exceptionally outweigh general planning consideration (Para. 4.1.6 
of PPW).  In this instance this must not override the established planning 
principle of siting new residential development within settlement boundaries.  
Even if a lawful use exists for this plot as amenity land in connection with Ael 
y Bryn this does not justify granting permission for a dwelling when the 
relevant policies and guidance would dictate otherwise.  Only in exceptional 
circumstances should new residential development be allowed outside 
development boundaries.  The proposal, at this time, is contrary to policies of 
the UDP designed to prevent the sporadic development of land outside 
settlements supported by PPW of the WAG. 
 

ii) In relation to the timing of the application and the Local Development Plan 
review, there are currently no firm proposals for amendments to settlement 
boundaries and granting planning permission on the basis of potential change 
would prejudice the Local Development Plan consultation process. 

 
SUMMARY AND CONCLUSIONS: 

9. The proposal is for a dwelling outside the defined settlement limits of Llangollen 
and is not intended for a farm or forestry worker.  The proposal is, therefore, 
contrary to Unitary Development Plan and national policies and guidance. 

 
RECOMMENDATION: REFUSE- for the following reasons:- 
 
1. The proposed residential development is on land outside the defined settlement limits 
of Llangollen and within the Area of Outstanding Beauty.  It has not been supported by any 
essential need requirement.  It therefore represents an unacceptable form of development 
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contrary to Policy GEN 1, criteria i-v of Policy GEN 3, Policy HSG 6, and Policy ENV 2 of the 
Denbighshire Unitary Development Plan and Policies of the National Assembly for Wales. 
 
NOTES TO APPLICANT: 
 
None 
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   IXW  
ITEM NO: 
 

5 

WARD NO: 
 

Llandyrnog 

APPLICATION NO: 
 

24/2005/0593/ PF 

PROPOSAL: 
 
 

Conversion of redundant agricultural buildings to form 5 no. dwellings and 
associated works 

LOCATION: Outbuildings At Pant Glas Uchaf   Bontuchel  Ruthin 
 

APPLICANT: Caldecott  Construction Ltd.  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

Site Notice - Yes Press Notice - No Neighbour letters - No 

 
CONSULTATION RESPONSES: 

1. LLANYNYS COMMUNITY COUNCIL 
“This Council has the following observations to make on the above planning 
application:- 
 
1.  The proposal for five dwellings at this location is too great. 
2.  The narrow road leading to the proposed site is too narrow and cannot cope 
with the additional       
      traffic. 
3.  This is an unsuitable site for such a development. 
4.  The development would not benefit the local community. 
5.  No market research has been made to support the application of five additional 
dwellings at this location. 
6. Other such proposed developments in the area have been refused.” 
 

2. CYFFYLLIOG COMMUNITY COUNCIL 
“The highway infrastructure leading to the application site would not be able to deal 
with the additional traffic”. 
 

3. HEAD OF TRANSPORT AND INFRASTRUCTURE 
No objection subject to the inclusion of conditions requiring passing places on the 
approach road and parking facilities within the site. 
 

4. ENVIRONMENT AGENCY 
Request any approval includes a condition on foul drainage for the scheme. 
 

5. COUNTRYSIDE COUNCIL FOR WALES 
No objection, site would need surveying for protected species and if required, 
mitigation measures”. 

  
 
RESPONSE TO PUBLICITY: 

Letters of representation were received from: 
1. The Owner/Occupier, Bryn Mawr, Bontuchel 
2. M.S.L. Adams, Pencraig, Bontuchel 
3. S.E. Davies, Pant Glas Isa, Bontuchel 
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Summary of planning based representations: 

i) Highways – Intensification of use up to 6 dwellings and potential agricultural 
use on a dangerous single track road used by walkers along the Clwydian 
Way would be detrimental to highway safety/few passing places. 

ii) Principle of development – Planning policy presumes against development in 
the countryside/few passing places/no demand for housing/too many 
dwellings for the site. 

iii) Landscape impact 
 

 
EXPIRY DATE OF APPLICATION:   15/07/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• additional information required from applicant 
• deferral for Members’ site inspection panel 

 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. This application was deferred from Planning Committee on 31st August 2005 to 

allow a Members Site Inspection Panel to take place.  This was due to take place 
on Friday, 16th September.  Members will be updated with notes from the panel at 
the meeting. 
 

2. The proposal is a full planning application for the conversion of redundant 
agricultural buildings to form 5 no. dwellings, the installation of a private treatment 
plant, alterations to existing vehicular accesses and provision of car parking at 
Pant Glas Uchaf, Bontuchel. 
 

3. The proposed dwellings would comprise 4 two bed dwellings and 1 three bed 
dwelling. 
 

4. The site and adjacent land is currently occupied by the stone buildings to be 
converted and other steel framed agricultural buildings which are to be removed.  
The two existing accesses to the site are to be utilised as part of the current 
proposal, along with a further access to serve unit 5. 
 

5. The proposed development would be accessed off a single track minor road which 
leads in a southerly direction to Bontuchel.  The proposal includes individual 
parking within the site for the dwellings.  The site is relatively isolated from other 
properties with the nearest dwelling approximately 280 metres away to the west. 
 

6. The site is located in open countryside, outside any development boundary, 
approximately 1km to the north of Bontuchel. 

 
 
RELEVANT PLANNING HISTORY: 
7. 24/523/96/PF 

Erection of an agricultural building - GRANTED 12/9/1996 
 
PLANNING POLICIES AND GUIDANCE 
8. DENBIGHSHRIE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002 

Policy GEN 3  - Development Outside the Development Boundaries 
Policy HSG 9  - Residential Conversion of Rural Buildings to 
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Dwellings 
SPG 9  - Conversion of Rural Buildings 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales March 2002 

 
 
MAIN PLANNING CONSIDERATIONS: 
9.  

i) Principle of development 
ii) Impact on residential amenities 
iii) Design and appearance 
iv) Highway considerations 

 
10. In relation to the above considerations: 

i) The proposal is considered to comply with the relevant policies and advice on 
conversions of rural buildings to residential use, and the site is capable of 
accommodating 6 units (1existing and 5 new).  The site has been marketed 
for business/employment use, with a local estate agent confirming no interest 
whatsoever for commercial occupation.  There is no requirement for 
affordable housing provision in conversion schemes in the open countryside 
which are compliant with UDP policy.  The policies do not oblige evidence of 
need for dwelling units, or to demonstrate how development would benefit the 
local community. 
 

ii) The proposal is not considered likely to affect residential amenity due to its 
relative isolation from other properties, whilst the amenity standards provided 
for future occupants of the dwellings are considered acceptable. 
 

iii) The proposal involves minimal visual/physical alterations to the existing 
properties and therefore is considered acceptable in design and appearance.  
Existing boundary hedges to the site would be retained and additional 
domestic curtilages planted with a mixed species hedge in order to retain the 
rural character of the area.  It is not considered that the development would 
result in an over intensification of residential uses and activities inappropriate 
to the character of the building or the area. 
 

iv) It is acknowledged that the road serving the site is narrow, and is used by 
pedestrians.  However, the highway officer has not objected to the proposal, 
subject to the provision of passing bays at points on the approach road, which 
are within the applicants control or that of the highways authority.  These 
would supplement existing “natural” passing points.   The locations of the 
passing bays have been identified on a plan by the Highways officer following 
detailed investigation with the applicants and agent, and would need to be 
completed prior to occupation of any new units. The proposal shows 
adequate on site parking/turning areas. 

 
SUMMARY AND CONCLUSIONS: 

11. The proposal is considered acceptable subject to conditions. 
 

RECOMMENDATION: GRANT- subject to the following conditions:- 
 
 
1. The development hereby permitted shall be begun before the expiration of five years 
from the date of this permission. 
2. Facilities shall be provided and retained within each plot for the parking of vehicles in 
accordance with a scheme to be approved in writing with the Local Planning Authority, with 
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any subsequently approved scheme implemented in full prior to the proposed development 
being brought into use and thereafter exclusively retained for those purposes. 
3. The proposed private treatment plant and ancillary soakaway system shall conform to 
BS6297 and no part of the system shall be sited within 10 metres of any watercourse. 
4. Any existing wall opening(s) to be blocked up and/or existing walls/stonework to be 
restored in accordance with the approved plans shall be carried out with materials which 
match those used on the existing walls of which they form part, in texture, type, colour, mortar 
and pointing. 
5. The materials to be used on the roof of the building(s) shall be blue/grey natural 
mineral slate of uniform colour and texture. 
6. The proposed roof lights shown on the approved drawings shall not project above the 
plane of the existing roof. 
7. Prior to the occupation of any of the dwellings hereby approved, all window frames 
and doors to be fitted shall be painted in such colours as agreed in writing with the Local 
Planning Authority. 
8. Notwithstanding the provisions of the 1996 General Permitted Development Order (or 
any order revoking and re-enacting that order with or without modification), no additional 
windows, nor balconies or balustrades shall be fitted to the dwellings hereby approved unless 
otherwise approved in writing by the Local Planning Authority. 
9. Notwithstanding the provisions of Classes A, B, C, D and E of Part 1 and Classes A, 
B and C of Part 2 of Schedule 2 of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any order revoking and re-enacting that order with or without 
modification), no development permitted by the classes shall be carried out without approval 
in writing by the Local Planning Authority. 
10. There shall be no raised slate vents to the roofs on the development hereby 
approved. 
11. No development shall take place until there has been submitted to, and approved in 
writing by the Local Planning Authority, a detailed scheme of hard and soft landscaping for 
the site, and such scheme shall include details of; (a) all existing trees, hedgerows and other 
vegetation on the land, details of any to be retained, and measures for their protection in the 
course of development, (b) proposed new trees, hedgerows, shrubs or vegetation, including 
confirmation of species, numbers and location and the proposed timing of the planting; (c) 
proposed materials to be used on the driveway(s), paths and other hard surfaced areas; (d) 
proposed earthworks, grading and mounding of land and changes in levels, final contours and 
the relationship of proposed mounding to existing vegetation and surrounding landform; (e) 
proposed positions, design, materials and type of boundary treatment. 
12. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding seasons 
following the occupation of the final dwelling of the development and any trees or plants 
which, within a period of five years of the development, die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of similar size 
and species. 
13. No development shall be permitted to commence until the written approval of the 
Local Planning Authority has been obtained to the provision of vehicular passing bays along 
the public lane leading to the site, and the approved details shall be implemented in full before 
occupation of any dwellings, and thereafter exclusively retained for those purposes. 
14. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995, there shall be no windows fitted to the south-eastern gable of the 
existing dwelling facing unit 5, unless otherwise approved in writing with the Local Planning 
Authority. 
15. Notwithstanding the submitted details, the first floor window on the proposed south 
east elevation to unit 2 and the three rooflights serving units 1 and 2 shall be fitted with 
obscure glazing prior to occupation and thereafter retained. 
16. Before occupation of any of the units 1-4, the 2.0 metre high screen fencing as 
indicated on the submitted 1:500 block plan shall be erected and thereafter retained. 
17. Before development commences a bat roost and bird nest/roost survey shall be 
undertaken between May and September of the outbuildings to be developed to ascertain if 
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there are any protected species within the buildings, and the results of the survey submitted 
to the Local Planning Authority, along with any mitigation measures to be implemented if any 
protected species are found and the necessary licenses obtained.  No development shall take 
place until the results and mitigation measures of the survey have been approved in writing by 
the Local Planning Authority, and thereafter fully implemented. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. To provide for the parking of vehicles clear of the highway. 
3. To ensure the proper drainage of the site and to minimise the risk of pollution. 
4. In the interests of visual amenity 
5. In the interests of visual amenity. 
6. To ensure that the development presents a satisfactory appearance 
7. In the interests of visual amenity. 
8. In the interests of visual and residential amenities. 
9. In the interests of residential amenity. 
10. In the interests of visual amenity. 
11. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development. 
12. To ensure a satisfactory standard of development, in the interests of visual amenity. 
13. In the interests of highway safety. 
14. In the interests of residential amenity. 
15. In the interests of adjacent residential amenities. 
16. In the interests of residential amenities. 
17. In the interests of ecology and protected species. 
 
 
NOTES TO APPLICANT: 
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4 & 5 
 
Your attention is drawn to the attached Part N form (New Road and Street Works Act 1991). 
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   NMJ  
ITEM NO: 
 

6 

WARD NO: 
 

Llanarmon Yn Ial / Llandegla 

APPLICATION NO: 
 

15/2005/0812/ PC 

PROPOSAL: 
 
 

Erection of conservatory extension to side of dwelling (retrospective 
application) 

LOCATION: Armon Cottage  Bryn Alyn Llanferres  Mold 
 

APPLICANT: Mr & Mrs P  Simpson  
 

CONSTRAINTS: AONB 
Ancient Woodland 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - No Press Notice - No Neighbour letters - Yes 

 
CONSULTATION RESPONSES: 

1. LLANARMON YN IAL COMMUNITY COUNCIL 
”No objection, but strongly disagree with the retrospective nature of this application”. 
 

2. AONB COMMITTEE 
”The JAC deplores the fact that this is a retrospective application and has serious 
concerns about the design of the extension which is not sympathetic to the character 
of the existing dwelling”. 

 
RESPONSE TO PUBLICITY: 

None 
 
EXPIRY DATE OF APPLICATION:   12/09/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• awaiting receipt of key consultation response(s) 
• awaiting consideration at Committee 

 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site is in a rural location with in the Clwydian Range AONB.  It 

is located off a track leading from the Burley Hill quarry and sits in a natural 
bowl, with dense vegetation surrounding. 
 

2. The dwelling is a traditional white rendered cottage that has been altered in the 
past with white UPVC windows.  Traditional timber doors and fixings remain, 
with the roof being slate tiled.  A parking and turning area exists to the side of 
the dwelling with a large curtilage area to the front.   A detached garage/ shed 
are located to the side of the dwelling with a row of trees separating the 
application site from the rear of the neighbouring property, Bonlez Cottage. 
 

3. The current application is to retain a large white UPVC conservatory to the side 
of the dwelling.  The conservatory measures 8.3m in length, 3.7m in width and 
3.5 m to the ridge height.  The front of the structure is extensively glazed, with 
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the rear elevation and stall riser predominantly in white painted roughcast 
render. 

 
RELEVANT PLANNING HISTORY: 

4. 15/2004/0138/PF 
Erection of two storey pitched roof extension to side of dwelling - REFUSED on 
the 24/03/2004 due to scale of extension not being subordinate, and it being 
out of scale with the existing dwelling.  

 
PLANNING POLICIES AND GUIDANCE: 

5. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN 
Policy GEN3 – Development outside Development Boundaries 
Policy GEN6 – Development Control Requirements 
Policy ENV2 – Development affecting the AONB 
Policy HSG12 – Extensions to Dwellings 
Policy SPG1 – Extensions to dwellings 

 
MAIN PLANNING CONSIDERATIONS: 

6.  
i)           Impact on visual amenity 
ii) Impact on residential amenity 
iii) Impact on character and appearance of the AONB 

 
7. In relation to the points outlined in paragraph 6 above: 

i)    The size and scale of the proposal is not considered to be subordinate 
to the original dwelling and the design is out of character and non 
sympathetic to the traditional appearance of the cottage.  In terms of the 
materials used, whilst they reflect the existing white UPVC and render of 
the dwelling, the proposal accentuates the use of modern materials as the 
UPVC is predominant. 
 
ii) There is no adverse affect on the residential amenity of the adjoining 
occupants as a screen of natural vegetation separates the application site 
from Bonlez Cottage. 
 
iii)   The site benefits from some screening by vegetation but is clearly 
visible from the public footpath that runs in front of the dwelling.  The 
design of the conservatory is not sympathetic to the character of the 
existing dwelling and has an adverse impact on the character and 
appearance of the AONB.  Upon assessment of the proposal with Policy 
ENV2, the proposal is considered to detract from the character and 
appearance of the AONB. 

 
SUMMARY AND CONCLUSIONS: 

8. The size and scale of the conservatory is not subordinate to the original dwelling 
and the design is out of character with the cottage. 

 
RECOMMENDATION (A): REFUSE- for the following reason:- 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. The proposal, by reason of its scale, design and materials, would not be subordinate 
to the original dwelling, or sympathetic to its character and appearance or that of the Clwydian 
Range Area of Outstanding Natural Beauty.  Thus the proposal would conflict with criteria (i) 
and (ii) of Policy HSG 12 and Policy ENV 2 of the Denbighshire Unitary Development Plan 
and national guidance within Planning Policy Wales. 
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ENFORCEMENT REPORT 

1. This application is retrospective and the development is considered to be 
unacceptable having regard to the relevant policies.  Therefore, this report seeks 
Member authorization to take the necessary enforcement action.  In considering 
taking enforcement action against unauthorized development, the provisions of the 
Human Rights Act 1998 are taken into account.  In this instance, the matter under 
consideration relates to the rights of an occupier to extend their property.  It is 
considered that these rights are outweighed in that the development is 
unacceptable as it would not conserve and enhance the AONB, which would be 
contrary to the relevant planning policies.  No specific human rights issues have 
been raised by the owner of the site in this instance. 
 

REASONS FOR TAKING ENFORCEMENT ACTION: 
2. The unauthorized development was carried out within the last 4 years. 

 
3. The development is considered unacceptable the imposition of planning conditions 

as part of any grant of planning permission would not overcome this. 
 

RECOMMENDATION (B) 
 That authorisation is given for the following: 
 

(i) Serve an Enforcement Notice to remove the conservatory. 
 

(ii) Instigate prosecution proceedings or other appropriate action under the 
Planning Acts against any person or persons upon whom any Enforcement 
Notice, or other Notice, is served or against whom legal action is taken should 
they fail to comply with the requirements of the Enforcement Notice. 

 
NOTES TO APPLICANT: 
 
None 
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   PJM  
ITEM NO: 
 

7 

WARD NO: 
 

Dyserth 

APPLICATION NO: 
 

42/2005/0842/ PF 

PROPOSAL: 
 
 

Erection of first floor pitched-roof extension over existing garage 

LOCATION: 43  Parc Gwelfor Dyserth  Rhyl 
 

APPLICANT: Mrs   Mills  
 

CONSTRAINTS: Previous Mining Area 
250m Of Landfill Site 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - No Press Notice - No Neighbour letters - Yes 

 
CONSULTATION RESPONSES: 

1. DYSERTH COMMUNITY COUNCIL 
”No objection” 

  
 
RESPONSE TO PUBLICITY: 

Letter or representation received from: 
1. B. E. Robinson (on behalf of Mr. & Mrs. R. Jones, 41, Gwelfor Parc Dyserth) 

 
Summary of planning based representations 

i) Concern over height and mass of extension and impact on loss of light to 
lounge. 

 
 
EXPIRY DATE OF APPLICATION:   12/09/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• Awaiting consideration at Committee 
 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site is located on the south side of Parc Gwelfor and consists of a 

detached two storey dwelling amongst similar on this estate.  The split level 
dwelling has a lounge at first floor level with balcony feature to the front.  An 
integral, flat roofed garage is situated to the east side of the dwelling set some 4m 
back from the main frontage. 
 

2. The dwellings on this side of the road are sited at a higher level than the road and 
those dwellings to the north-east at No. 41 at a slightly higher level than the 
application site. 
 

3. Permission is sought to erect a first floor bedroom and en-suite extension above 
the existing flat roofed garage creating a rear gable end sited 600mm lower than 
the existing ridge height.  A rear balcony feature is also proposed to serve the new 
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rear bedroom window.  The gable end of this new extension would project back 
some 5m from the existing ridge line of the dwelling with the first floor element 
extending over the 5m width of the flat roofed garage. 
 

4. Councillor Peter Owen has requested this application be determined at Planning 
Committee due to concerns over the impact on the neighbouring dwelling at No. 41 
Parc Gwelfor.  

 
 
RELEVANT PLANNING HISTORY: 
5. 2/DYS/645/79 – Garage – GRANTED 1979 
 
 
PLANNING POLICIES AND GUIDANCE: 
6. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6 – Development Control Requirements 
Policy HSG 12 – Extensions 
SPG 1 - Extensions 

 
 
MAIN PLANNING CONSIDERATIONS: 
7.   

i) Impact on neighbour/letter of objection 
ii) Impact on visual amenity. 

 
8. In relation to the points raised in paragraph 7 above 

 
i) The neighbouring dwelling at No. 41 to the north-east is situated at a slightly 

higher level than the application site and has its lounge at the north west 
corner at first floor level.  This first floor room enjoys a main front full length 
window which opens out onto a balcony similar to the front of the application 
premises.  However, an additional (not original) window exists to the south-
west side wall which faces the side of the application property where the 
extension is proposed.  It is specifically the amenity and light afforded to this 
secondary window which has resulted in the letter of concern from the 
neighbour.  The amenity from this window is currently dictated by the 
presence of the side wall of the application property and high hedge sited 
behind the flat roofed garage.  The proposed extension, which will clearly 
bring the first floor element of the neighbouring dwelling some 5m closer to 
the neighbour, will have some impact on the amenity enjoyed from this 
window with some loss of light.  However, taking account of the main window 
along with the aspect of the application property and the high hedge from the 
secondary window it is not considered there would be sufficient impact from 
this proposal to warrant refusal. 
 

ii) The proposed first floor extension has been designed so as to blend in with 
the roof pitch on the existing dwelling with the rear gable set some 600mm 
lower than the existing ridge height.  Such a size and scale of extension 
would meet policy criteria and guidance remaining subordinate to the original 
dwelling and causing no detriment to the visual amenities of the site or street 
scene. 

 
 

SUMMARY AND CONCLUSIONS: 
9. The proposed extension would not have any significantly detrimental impact on the 

amenity enjoyed from the secondary lounge window on the neighbouring dwelling.  
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The size, scale and design of the extension would blend in with the existing house 
and the street scene. 

 
RECOMMENDATION: GRANT- subject to the following conditions:- 
 
 
 
 
1. The development hereby permitted shall be begun before the expiration of five years 
from the date of this permission. 
2. The materials and finishes of the external surfaces of the walls and roof of the 
building hereby permitted shall be of the same texture, type and colour as those on external 
walls and the roof of the existing building. 
3. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any order revoking and re-enacting that order with or without 
modification) no windows additional to those shown on the approved plans shall be inserted 
at any time in the in the extension hereby permitted, unless otherwise agreed in writing by the 
Local Planning Authority. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. In the interests of visual amenity 
3. To maintain a reasonable standard of privacy in adjoining dwellings and gardens in 
the interests of amenity 
 
 
NOTES TO APPLICANT: 
 
None 
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   MXD  
ITEM NO: 
 

8 

WARD NO: 
 

Rhuddlan 

APPLICATION NO: 
 

44/2005/0771/ PF 

PROPOSAL: 
 
 

Erection of public house/restaurant, hotel, drive-thru fast food unit, non-food 
retail unit and associated access, car parking and landscaping 

LOCATION: (Rhuddlan Triangle) Land at  Marsh Road Rhuddlan  Rhyl 
 

APPLICANT: Muller Property  Holdings Ltd.  
 

CONSTRAINTS: C1 Flood Zone 
Tidal Floodplain 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - Yes Press Notice - Yes Neighbour letters - Yes 

 
CONSULTATION RESPONSES: 

1. RHUDDLAN TOWN COUNCIL 
”Recommended permission” 
 

2. HEAD OF TRANSPORT AND INFRASTRUCTURE 
Consider that further road improvements at junction of Marsh Road and Station 
Road would be desirable to take into account potential for further development 
(mini roundabout).  Draw attention to cycle routes in the vicinity and proposed 
cycle route on Marsh Road. 
 

3. WELSH WATER 
Need for comprehensive drainage scheme. 
 

4. ENVIRONMENT AGENCY 
No reply. 
 

5. LAND DRAINAGE 
Surface water attenuation will be required. 
 

6. CONSERVATION ARCHITECT 
Design statement and scheme do not address relationship of development site 
with castle and conservation area. 
 

7. LANDSCAPE ARCHITECT 
Design statement and scheme do not address relationship of development with 
castle and the conservation area. 
 

8. CADW 
Concerned about impact of development on setting of castle. 
 

9. HEAD OF DEVELOPMENT SERVICES 
Support the proposal. 
 

10. COUNTY ARCHAEOLOGIST 
No known archaeology.  Concerned about impact on setting of castle. 
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11. COUNTY ECOLOGIST 
No reply. 
 

12. ACCESS OFFICER 
No reply. 
 

13. PUBLIC PROTECTION  
Need for potential contamination to be investigated. 

  
 
RESPONSE TO PUBLICITY: 

Letter of representation received from: 
1. Sustrans, 17 Well Street, Ruthin 
 
Summary of planning based representations: 

i) Footway on Marsh Road should be designed for shared use with cyclists. 
ii) No pedestrian/cycle crossing facilities are provided on Marsh Road or Station 

Road. 
iii) Lack of provision for cyclists and pedestrians within the site. 
iv) No indication of bus stop provision. 
v) No travel plan has been submitted. 

 
EXPIRY DATE OF APPLICATION:   17/08/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• Awaiting additional information from applicant. 
• Awaiting key consultee responses. 
• Negotiations with applicant. 

 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The proposal is an application for full planning permission for a mixed commercial 

and retail development on a 1.5 hectare roughly triangular site.  The site is 
currently vacant and hard surfaced with chain link fencing to the perimeter.  It was 
formerly used for car auctions.  The main vehicular access to the site is from 
Marsh Road close to its junction with Station Road.  The other former access 
points from Marsh Road have been closed off. 
 

2. The site is bounded on all three sides by roads with the Rhuddlan Bypass rising 
via an embankment to the river crossing on the western side, the large roundabout 
forming the junction between the bypass, A525 and A547, lying to the southwest, 
Station Road bordering the southern side of the site, with Marsh Road forming the 
north east boundary.   
 

3. Between the application site and the River Clwyd there lies a mix of commercial 
uses (roofing merchants, laundry, restaurant, repairs and sales) and vacant land 
and buildings.  To the south east on the opposite side of Marsh Road lies open 
agricultural land and the River Clwyd comprising the foreground to Rhuddlan 
Castle.  Further along Marsh Road to the northwest, beyond the bypass, are a 
number of residential dwellings and touring and static caravan sites.  To the west 
on Abergele Road is a ribbon of residential and commercial development with 
open agricultural land to the southwest beyond the roundabout.   
 

4. The application proposes a two storey hotel in the south east corner providing 44 
bedrooms.  A public house to the southern boundary would also be predominantly 
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two storey but with single storey elements.  A fast food unit is shown towards the 
southwest boundary with a non-food retail unit of some 2300 sq.m being sited 
adjacent to Marsh Road at the northern end of the site.   
 

5. The buildings will be served by a new access off Marsh Road some 70 metres to 
the northwest of its junction with Station Road.  The access would lead to parking 
for some 214 cars including 22 disabled spaces.  Service areas for the public 
house, hotel and fast food would also be provided via the main access.  A 
separate service yard will be provided to the non-food retail unit via an access off 
Marsh Road to the northern end of the site. 
 

6. The hotel and public house have been designed using a traditional approach with 
a mix of brick and render to the elevations and tiles to the roofs.  The fast food and 
retail units are shown with cladding panels to the walls and predominantly flat 
roofs, reflecting a modern design.  
 

7. The application has been accompanied by supporting documents in the form of a 
Planning Statement; Retail Assessment; Design Statement; Transport 
Assessment; Flood Consequences Assessment; and Geo-environmental 
Assessment.  Arising from the Transport Assessment, the application proposes 
junction improvements at Marsh Road/Station Road and footways along Marsh 
Road.  Other issues raised by the various reports will be referred to later in this 
assessment.   

 
RELEVANT PLANNING HISTORY: 
8. 44/733/97/PO – Development of 1.49 hectares of land by erection of public house, 

hotel, fast food unit and non-food retail unit (outline) – GRANTED 28th November 
1997 
 
44/2000/1013/PO – Renewal of outline planning permission reference  
 
44/733/97/PO – GRANTED 27th December 2000 
 
44/2005/0999/PS – Variation of conditions on 44/2000/1013/PO to allow 
submission of reserved matters by 27th December 2005 and the commencement of 
development by the 27th December 2006 – DECISION PENDING (see next item) 

 
 
PLANNING POLICIES AND GUIDANCE: 
9. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy STRAT 1 – General 
Policy STRAT 5 – Design 
Policy STRAT 6 – Location 
Policy STRAT 7 – Environment 
Policy START 9 – Tourism 
Policy STRAT 10 – Town Centres 
Policy STRAT 11 – Regeneration 
Policy STRAT 12 – General (transport) 
Policy STRAT 13 – New Development 
Policy STRAT 14 – Highways 
Policy GEN 1 – Development within Development Boundaries 
Policy GEN 6 – Development Control Requirements 
Policy CON 1 – Setting of Listed Buildings 
Policy CON 6 – Development adjacent to Conservation Areas 
Policy CON 10 – Scheduled Ancient Monuments 
Policy ENP 4 – Foul and surface water drainage 
Policy ENP 6 – Flooding  
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Policy ENP 8 – Contaminated Land 
Policy RET 1 – Town and District Centres 
Policy RET 4 – Non food retail stores or warehouses 
Policy TSM 1 – Tourism Development 
Policy TSM 3 – Tourist Related Development in Historic and Market Towns 
Policy TSM 7 – Serviced holiday accommodation 
Policy MDA 6 – Major Mixed Development Area – Rhuddlan Triangle 
Policy TRA 6 – Impact of New Development on Traffic Flows 
Policy TRA 8 – Transport Requirements in New Developments 
Policy TRA 9 – Parking and Servicing Provision 
SPG 2 – Landscaping New Developments 
SPG 8 – Access for All 
SPG 13 – Conservation Areas 
SPG 14 – Listed Buildings  
SPG 21 – Parking 
Site Brief MDA 6 – Rhuddlan Triangle 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales (March 2002) 
 
Technical Advice Note (Wales) 4 – Retailing and Town Centres (November 1996) 
Technical Advice Note (Wales) 12 – Design (2002) 
Technical Advice Note (Wales) 13 – Tourism (1997) 
Technical Advice Note (Wales) 15 – Development and Flood Risk (July 2004) 
Technical Advice Note (Wales) 18 – Transport (1998) 

 
 
MAIN PLANNING CONSIDERATIONS: 
10.   

i) Principle of development taking into account retail and tourism policies, in 
particular Policy MDA 6. 

ii) Highways and Transport 
iii) Design and siting. 
iv) Residential Amenity. 
v) Flood Risk and Drainage 
vi) Contamination 

 
11.  In relation to the main planning considerations noted above: 

i) Principle of development 
The site lies within the development boundary of Rhuddlan in the 
Denbighshire Unitary Development Plan.  It is part of our larger area between 
the river and the bypass allocated as a major mixed development area (the 
Rhuddlan Triangle).  Policy MDA 6 supports comprehensive redevelopment in 
the form of mixed tourism, leisure and employment, provided certain criteria 
are met, namely impact on the setting of Rhuddlan Conservation Area, 
satisfactory access arrangements, any residential being ancillary, protection 
of the riverside, incorporation of visitor facilities, and safeguarding of existing 
employment.  The policy also refers to the potential for a non-speculative 
large factory, heritage or tourism related outlet (non-food) providing it forms 
part of a comprehensive scheme.  Piecemeal development is discouraged 
and flood risk assessment is required.  Policy criteria relating to residential, 
riverside, visitor facilities, and existing employment are not directly relevant.  
Issues of the setting of a conservation area, access arrangements, and flood 
risk are dealt with later in this report. 
 
The principle of the development is governed by policies but also the 
existence of an extant outline planning permission including a public house, 
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hotel, fast food unit and non-food retail unit.  Taking into account this 
background, there is no objection to the principle of the public house, hotel 
and drive through fast food unit elements of the scheme.  
 
In relation to the non-food retail unit, the outline permission prevents the sale 
of food, convenience, and comparison goods, and limits the gross floor space 
to no more than 1250 sq.m.  The current application proposes a non-food unit 
of twice the size.  In this respect a retail assessment has been submitted and 
concludes as follows: 

a) There is a need for additional non-food floor space within the 
catchment. 

b) There is likely to be only a marginal impact on existing centres. 
c) There are no sequentially preferable sites. 
d) The site is defined for mixed use development with the potential for 

some retailing. 
 

Officers concur with the general conclusions of the retail assessment and, 
subject to conditions limiting the type of goods to be sold to bulky goods only, 
consider that the principle of the non-food unit is acceptable.  
 
The proposal involves only part of the Rhuddlan Triangle MDA area.  
However, it is a clearly identifiable part of the larger area defined by existing 
highways and would not prejudice further development opportunities coming 
forward on the remainder of the larger parcel.  Moreover, the site has been 
vacant and an eyesore for a number of years and this development would 
have regeneration and tourism benefits and would be likely to act as a 
catalyst for the remainder of the area coming forward.  In this respect the 
proposal is not considered to be piecemeal and would not prejudice the 
comprehensive development of the overall site.   
 

ii) Highway and Transport Issues 
 
The development site is accessed off the primary road network.  The existing 
junction of Marsh Road and Station Road requires improvement and this is 
incorporated within the proposals and recommended by the transport 
assessment.  The possibility of a mini roundabout to serve the larger site has 
been discussed with the applicant and they recognise that this is part of the 
requirement if a future phase is to come forward.  However, based on the 
current proposals a mini roundabout could not be required. 
 
The proposals involve the provision of footways into the site from Station 
Road, and following negotiation a combined footway/cycleway is now 
included together with a pedestrian/cycle island on Station Road to allow links 
with the site from the existing cycleway and footway networks and the bus 
stop on the south side of Station Road.  There is a frequent bus service on 
Station Road.  The site is well served by public transport and 
cycleway/footway networks. 
 
The parking provision of 214 spaces does not exceed the maximum 
guidelines with SPG 21 (approximately 280) but would not be likely to lead to 
pressure for on street parking in the area given that the mix of uses is likely to 
lead to different peak periods for the different uses and fluctuating needs for 
parking throughout the day and evening.  In this respect, the proposed 
parking provision is considered acceptable.  Servicing areas are shown for all 
the uses.  The non-food retail unit (bulky goods) would have the highest 
servicing requirement and the service yard is separate from the parking and 
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pedestrian areas within the site with a separate access from Marsh Road. 
 

iii) Design and Siting taking into account relationship with Conservation Area 
 
The site is important in providing a gateway to the historic town of Rhuddlan 
and the coastal areas.  It forms part of the foreground and setting of Rhuddlan 
Castle, St Marys Church and the town generally.  The general approach to 
the siting of the buildings to the southern and western perimeters together 
with provisions for landscaping to the main boundaries is supported.  The 
largest unit, the non-food retail unit, would be sited towards the northern end 
of the site, close to the embankment to the Rhuddlan bypass. 
 
The Design Statement accompanying the application and the mix of 
architectural styles and materials proposed, at the time of writing this report, 
failed to reflect the important gateway location.  However, negotiations have 
taken place and are ongoing to address these concerns and Members will be 
updated at the meeting.  It is anticipated that these issues will be resolved 
through this negotiation and/or by conditions controlling some of the details.   
 

iv) Residential amenity 
 
There are no dwellings immediately adjacent to the site.  Those properties 
most affected would be further along Marsh Road to the north.  However that 
level of residential amenity is already affected to the proximity of the bypass, 
commercial uses, and touring and static caravan sites.  The additional activity 
generated by the proposed development would be unlikely to have a 
significant impact on nearby residential amenity. 
 

v) Flood Risk and Drainage 
 
The site is located within a Zone C1 as identified by development advice 
maps and thus subject to the tests within TAN 15 – Development and Flood 
Risk. 
 
In terms of justification in Section 6 of TAN, the proposal would assist in 
regeneration and in implementing the strategy of the UDP and would also 
contribute to employment objectives.  In addition the site is previously 
developed land.  In terms of flooding consequences, the application has been 
accompanied by a Flood Consequences Assessment that concludes that floor 
levels be set at at least 4.6m AOD which is 600mm above the lowest existing 
site level.  This would combat the small risk identified for the site from fluvial 
flooding.  In this respect the proposal is considered acceptable in the context 
of flood risk.   
 
With regard to drainage, all foul drainage would go to the public sewerage 
system within Rhuddlan.  Surface water would be discharged to a local 
watercourse which would then discharge to the River Clwyd.  Surface water 
attenuation would be likely to be required on the site and the details need to 
be controlled by condition.  However, there are no overriding reasons why the 
site cannot be drained satisfactorily.   
 

vi) Contamination 
 
The geo-environmental assessment report submitted with the application 
indicates that redundant fuel tanks and associated infrastructure would need 
to be removed and any excavated areas backfilled with clean material.  These 
remedial measures can be controlled by condition.  The extent of 
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contamination is not significant.   
 

SUMMARY AND CONCLUSIONS: 
12. The principle of the mixed use development is supported by the planning history of 

the site and existing planning policies, including in particular Policy MDA 6 
Transport, flood risk and Infrastructure assessments indicate that the development 
would be acceptable in the context of relevant advice and policies, subject to 
conditions controlling the details.  The issue of the approach to the design and 
landscaping of the site has been subject to discussions and this recommendation 
is on the basis that such discussions are successfully concluded and/or any 
matters of detail not resolved can be reserved by condition. 

 
RECOMMENDATION: GRANT- subject to the following conditions:- 
 
 
 
1. The development hereby permitted shall be begun before the expiration of five years 
from the date of this permission. 
2. Development shall not begin until details of the junction between the proposed 
access road and the highway have been submitted to and approved in writing by the Local 
Planning Authority; and the building(s) shall not be brought into use until that junction has 
been constructed in accordance with the plans hereby approved. 
3. All existing accesses to the site which are capable of use by vehicles shall be closed 
immediately the junction between the proposed access road and the highway has been 
constructed to the standard agreed pursuant to other conditions of this permission.  Prior to 
the closure taking place details of the method of closure shall be submitted to and agreed in 
writing with the Local Planning Authority. 
4. Cycle parking shall be provided prior to the occupation of any of the development 
hereby permitted in accordance with details to be submitted to and approved in writing by the 
Local Planning Authority prior to the commencement of development. 
5. The use of the premises hereby permitted shall not commence until the parking 
spaces shown on the approved plan have been surfaced and marked out. 
6. The car parking area shown on the approved plan shall be kept available for that 
purpose at all times. 
7. No development shall commence until the written approval of the Local Planning 
Authority has been obtained for full details of the proposed highway works to Station Road 
and Marsh Road, including junction improvements, provision of a pedestrian/cyclist island to 
Station Road, and footways/cycleways to Marsh Road.  The highway works shall be 
substantially completed in accordance with the approved details prior to the commencement 
of use from any of the buildings hereby permitted. 
8. No building hereby permitted shall be occupied until the written approval of the Local 
Planning Authority has been obtained to a Green Travel Plan for the occupier and their 
employees and customers of that building to encourage use of means of transport other than 
the private car.  The Travel Plan shall include means of implementation and monitoring of the 
plan. 
9. Before the development hereby permitted is commenced, a scheme indicating the 
provision to be made for disabled people to gain access to the building shall be submitted to 
and approved in writing by the Local Planning Authority.  The agreed scheme shall be 
implemented before the development hereby permitted is first brought into use 
10. Specific provision shall be made at all times when the fast food unit is open for the 
disposal of litter by customers in accordance with details to be submitted to and approved in 
writing by the Local Planning Authority. 
11. No development shall take place until there has been submitted to, and approved in 
writing by, the Local Planning Authority, a detailed scheme of hard and soft landscaping for 
the site, and such scheme shall include details of: 
(a) all existing trees, hedgerows and other vegetation on the land, details of any to be 
retained, and measures for their protection in the course of development. 
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(b) proposed new trees, hedgerows, shrubs or vegetation, including confirmation of 
species, numbers, and location and the proposed timing of the planting; 
(c) proposed materials to be used on the driveway(s), paths and other hard surfaced 
areas; 
(d)     proposed earthworks, grading and mounding of land and changes in levels, final 
contours and the relationship  of proposed mounding to existing vegetation and surrounding 
landform; 
(e)     Proposed positions, design, materials and type of boundary treatment. 
12. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding seasons 
following the commencement of the development and any trees or plants which, within a 
period of five years of the development, die, are removed or become seriously damaged or 
diseased shall be replaced in the next planting season with others of similar size and species. 
13. No external wall or roof materials shall be applied  until the written approval of the 
Local Planning Authority has been obtained to the proposed materials to be used for the 
external surfaces of the [walls [and roof(s)] of the development hereby permitted and no 
materials other than those approved shall be used. 
14. Prior to the commencement of the [erection / application] of any [external stonework / 
render] a sample panel of the type of [stonework, mortar, and pointing/render] it is proposed 
to use on the external surfaces of the walls shall be constructed on the site, and the 
development shall only proceed in accordance with such sample as may be approved in 
writing by the Local Planning Authority : and the [stonework, mortar and pointing/render] to be 
used on the building(s) shall be strictly of the same type, texture and colour as the approved 
sample panel. 
15. Prior to the commencement of the erection of any external brickwork,  a  sample 
panel of the type of brickwork, mortar, and pointing it is proposed to use on the external 
surfaces of the walls shall be constructed on the site, and the development shall only proceed 
in accordance with such sample as may be approved in writing by the Local Planning 
Authority : and the brickwork, mortar and pointing to be used on the building(s) shall be strictly 
of the same type, texture and colour as the approved sample panel. 
16. No development shall commence until the written approval of the Local Planning 
Authority has been obtained to the precise detailing of the type, materials and finish of the 
fenestration for the development. 
17. No development shall commence until the measures approved in the detailed 
scheme for dealing with the contamination has been implemented and the Local Planning 
Authority has written confirming that it is satisfied that the approved scheme has been fully 
implemented.  (JPA report of August 2005 refers) 
18. No development shall take place until a scheme of foul drainage and surface water 
drainage has been submitted to, and approved by, the Local Planning Authority and the 
approved scheme shall be completed before the building(s) is(are) first occupied. 
19. The measures recommended in the Flood Consequences Assessment dated June 
2005 shall be fully incorporated into the development hereby permitted. 
20. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995, the public house/restaurant and fast food unit shall only be used 
for purposes within Class A3. 
21. The retail unit herby permitted shall be used for the sale of non-food bulky goods 
only.  It shall have a gross floor space of no greater than 2350 sq.m and shall not be sub-
divided into more than one unit. 
22. The non-food retail unit hereby permitted shall not be occupied until such time as the 
hotel and public house have been occupied or completed, whichever is the sooner. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. In the interests of highway safety. 
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3. In the interests of highway safety. 
5. In order that adequate parking facilities are available within the curtilage of the site. 
6. In order that adequate parking facilities are available within the curtilage of the site. 
7. To ensure safe access to the development for all transport modes. 
8. To encourage the use of a range of transport modes. 
9. To ensure suitable access for the disabled to the building. 
10. In the interests of amenity. 
11. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development. 
12. To ensure a satisfactory standard of development, in the interests of visual amenity. 
13. In the interests of visual amenity. 
14. In the interests of visual amenity 
15. In the interests of visual amenity 
16. To ensure the details are satisfactory in relation to the character and appearance of 
the building 
17. To ensure that suitable measures are taken to deal with contaminated land in 
connection with the development. 
18. To ensure satisfactory drainage of the site and to avoid flooding. 
19. To reduce the risk of flooding. 
20. To control the retail elements of the scheme in the interest of the vitality and viability 
of nearby town centres. 
21. To control the retail elements of the scheme in the interest of the vitality and viability 
of nearby town centres. 
22. To ensure that a mixed use scheme is implemented in the interests of the recognised 
tourism and regeneration benefits of the scheme. 
 
 
NOTES TO APPLICANT: 
 
None 
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   MXD  
ITEM NO: 
 

9 

WARD NO: 
 

Rhuddlan 

APPLICATION NO: 
 

44/2005/0999/ PS 

PROPOSAL: 
 
 

Variation of conditions 2 and 3 of planning permission code no. 
44/2000/1013/PO to allow submission of reserved matters by 27 December 
2005 and commencement of development by 27 December 2006 

LOCATION: Former Thomas Motor Mart  Marsh Road Rhuddlan  Rhyl 
 

APPLICANT: Muller Palatine  Properties Ltd.  
 

CONSTRAINTS: C2 Flood Zone 
C1 Flood Zone 
Tidal Floodplain 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - Yes Press Notice - No Neighbour letters - No 

 
CONSULTATION RESPONSES: 

1. RHUDDLAN TOWN COUNCIL 
”Recommended permission” 
 

RESPONSE TO PUBLICITY: 
None 

 
EXPIRY DATE OF APPLICATION:   06/10/2005 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The proposal seeks to vary conditions on an outline planning permission granted in 

December 2000, to allow the periods for submission of reserved matters and 
commencement to be extended as detailed in the description. Details of the site 
and surroundings are set out in the previous report on the agenda for the same 
site.  
 

2. The outline application proposed a mix of uses, including a hotel, public house, 
fast food restaurant and non food retail unit. Although in outline, an indicative plan 
with the application showed how the buildings could be sited.  
 

3. In granting outline planning permission, conditions were imposed to, inter alia, 
provide access improvements, limit the goods to be sold and floor space of the 
retail unit (1250 sq m), and require that the hotel, public house, and fast food unit 
be provided in advance of the retail unit. 
 

4. The application has been accompanied by a supporting letter indicating that a 
developer now wishes to bring forward a scheme but requires the extended 
periods to allow details to be resolved and a commencement made. The allocation 
of the site in the UDP as a mixed development area is pointed out. 

 
RELEVANT PLANNING HISTORY: 
5. 44/733/97/PO – Development of 1.49 hectares of land by erection of public house, 

hotel, fast food unit and non-food retail unit (outline) – GRANTED 28th November 
1997 
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44/2000/1013/PO – Renewal of outline planning permission reference  
 
44/733/97/PO – GRANTED 27th December 2000 
 
44/2005/0771/PF – Erection of public house/restaurant, hotel, drive-thru fast food 
unit, and non-food retail unit – DECISION PENDING (see previous item) 

 
PLANNING POLICIES AND GUIDANCE: 
6. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy STRAT 1 – General 
Policy STRAT 5 – Design 
Policy STRAT 6 – Location 
Policy STRAT 7 – Environment 
Policy START 9 – Tourism 
Policy STRAT 10 – Town Centres 
Policy STRAT 11 – Regeneration 
Policy STRAT 12 – General (transport) 
Policy STRAT 13 – New Development 
Policy STRAT 14 – Highways 
Policy GEN 1 – Development within Development Boundaries 
Policy GEN 6 – Development Control Requirements 
Policy CON 1 – Setting of a Listed Building 
Policy CON 6 – Development adjacent to Conservation Areas 
Policy CON 10 – Scheduled Ancient Monuments 
Policy ENP 4 – Foul and surface water drainage 
Policy ENP 6 – Flooding  
Policy ENP 8 – Contaminated Land 
Policy RET 1 – Town and District Centres 
Policy RET 4 – Non food retail stores or warehouses 
Policy TSM 1 – Tourism Development 
Policy TSM 3 – Tourist Related Development in Historic and Market Towns 
Policy TSM 7 – Serviced holiday accommodation 
Policy MDA 6 – Major Mixed Development Area – Rhuddlan Triangle 
Policy TRA 6 – Impact of New Development on Traffic Flows 
Policy TRA 8 – Transport Requirements in New Developments 
Policy TRA 9 – Parking and Servicing Provision 
SPG 2 – Landscaping New Developments 
SPG 8 – Access for All 
SPG 13 – Conservation Areas 
SPG 14 – Listed Buildings  
SPG 21 – Parking 
Site Brief MDA 6 – Rhuddlan Triangle 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales (March 2002) 
 
Technical Advice Note 4 (Wales) – Retailing and Town Centres (November 1996) 
Technical Advice Note (Wales) 12 – Design (2002) 
Technical Advice Note (Wales) 13 – Tourism (1997) 
Technical Advice Note (Wales) 15 – Development and Flood Risk (July 2004) 
Technical Advice Note (Wales) 18 – Transport (1998) 
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MAIN PLANNING CONSIDERATIONS: 
7.   

i) Has there been any material change in circumstances since the grant of 
planning permission in 2000. 

 
8. In relation to the main planning consideration noted above: 

 
i) Material Changes in Circumstances affecting the principle of the 

development 
 
Principle 
The broad thrust of policies relevant to the site in 2000 has remained. At that 
time, the UDP was emerging but the policies carried some weight. Now with 
adoption, the relevant policies carry more weight, including the principal policy 
applicable to the site, Policy MDA 6. The mixed use development proposed 
continues to meet the relevant criteria of the policy relating to the principle of 
development.  
 
In relation to the retail element, there continues to be a need for non-food 
retail floor space in the catchment, the impact as evidenced by the report on 
the previous application that proposes a larger unit would be limited, and 
there are no sequentially preferable sites for bulky type goods. 
 
Highway and Transport Issues 
Highway and transport issues have not materially changed in the area in the 
intervening period, although the imposition of a condition requiring the 
submission of a green travel plan would be appropriate to reflect current 
advice.  
 
Flood Risk and Drainage 
Since the 2000 permission advice on flood risk has materially altered. The 
site is located within a Zone C1 as identified by development advice maps 
and thus subject to the test within TAN 15 – Development in Flood Risk. 
 
In terms of a justification in Section 6 of TAN, the proposal would assist in 
regeneration and in implementing the strategy of the UDP and would also 
contribute to employment objectives.  In addition the site is previously 
developed land.  In terms of flooding consequences, the previous application 
on this agenda has been accompanied by a Flood Consequences 
Assessment that concludes that floor levels be set at least 4.6m AOD which is 
600mm above the lowest existing site level.  This would combat the small risk 
identified for the site from fluvial flooding.  In this respect the proposal is 
considered acceptable in the context of flood risk, subject to a suitable 
condition.   
 
With regard to drainage, I am not aware of any material changes to drainage 
capacity in the area since 2000. 
 
Contamination 
The geo-environmental assessment report submitted with the previous 
application indicates that redundant fuel tanks and associated infrastructure 
would need to be removed and any excavated areas backfilled with clean 
material.  These details were not available in 2000 but the remedial measures 
can be controlled by condition.  The extent of contamination is not significant.   
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SUMMARY AND CONCLUSIONS: 
9. There has been no material change in circumstances that prevent the grant of an 

extended outline planning permission on this site. Changes in policy in relation to 
transport and flood risk issues can be dealt with by condition as can the 
information now available about contamination. 
 

RECOMMENDATION: GRANT- subject to the following conditions:- 
 
 
1. Approval of the details of the siting, design and external appearance of the 
building(s), and the landscaping of the site (hereinafter called "the reserved matters") shall be 
obtained from the Local Planning Authority in writing before the commencement of any 
development. 
2. Application for approval of the reserved matters shall be made to the Local Planning 
Authority before the expiration of three years from the date of this permission. 
3. The development hereby permitted shall be begun either before the expiration of five 
years from the date of this permission, or before the expiration of two years from the date of 
approval of the last of the reserved matters to be approved, whichever is the later. 
4. The junction between the A525 and Marsh Road shall be improved and provided with 
a visibility splay of 4.5 metres x 90 metres in both directions measured over land within the 
control of the applicant and/or highway authority and within which there shall be no 
obstruction in excess of 1.05 metres in height. 
5. Prior to the commencement of the use of any of the buildings hereby permitted, the 
existing junction of Marsh Road shall be improved to accord with Condition 4, a pedestrian 
refuge shall be provided to the centre of the A525, and a cycleway and footway provided 
within the site, adjacent to Marsh Road, all in accordance with details to be submitted to and 
agreed in writing with the Local Planning Authority prior to the commencement of the 
development.  Such details to include layout, design, method of construction, signing, road 
markings and lighting. 
6. Within the non-food retail unit hereby approved there shall be no sale of food, (other 
than pet food and animal feed) convenience goods, electrical goods and clothes or other 
comparison goods (excluding bulky goods, DIY items, carpets, and pet related products). 
7. None of the buildings hereby permitted shall be occupied until drainage works have 
been carried out in accordance with details to be submitted to and approved in writing by the 
Local Planning Authority.  The drainage works shall include means to regulate the discharge 
of surface water on the site to the adjacent surface water culvert. 
8. No development shall take place until there has been submitted to, and approved in 
writing by the Local Planning Authority, a detailed scheme of hard and soft landscaping for 
the site, and such scheme shall include details of: 
 
(a)   all existing trees, hedgerows and other vegetation on the land, details of any to be 
retained, and measures for their protection in the course of development: 
(b)   proposed new trees, hedgerows, shrubs or vegetation, including confirmation of 
species, numbers, and location and the proposed timing of the planting; 
(c)   proposed materials to be used on the driveway(s), paths and other hard surfaced 
areas; 
(d)   proposed earthworks, grading and mounding of land and changes in levels, final 
contours and the relationship of proposed mounding to existing vegetation and surrounding 
landform; 
(e)   proposed positions, design, materials and type of boundary treatment. 
 
9. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding seasons 
following the commencement of use of any of the buildings hereby permitted and any trees or 
plants which, within a period of five years of the development, die, are removed or become 
seriously damaged or diseased shall be replaced in the next planting season with others of 
similar size and species. 
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10. Facilities shall be provided and maintained within the site for the loading and 
unloading, parking and turning of vehicles in accordance with a scheme to be submitted to 
and agreed in writing by the Local Planning Authority; and such scheme shall be completed 
prior to the commencement of the use hereby approved. 
11. The non-food retail unit hereby permitted shall not have a gross floorspace greater 
than 1250 sq.m and shall not be sub divided into more than one unit. 
12. The non-food retail unit hereby permitted shall not be occupied until such time as the 
hotel, public house and fast food unit have been occupied or completed whichever is the 
sooner. 
13. No building hereby permitted shall be occupied until the written approval of the Local 
Planning Authority has been obtained to a Green Travel Plan for the occupier and their 
employees and customers of that building to encourage use of means of transport other than 
the private car.  The Travel Plan shall include means of implementation and monitoring of the 
plan. 
14. No development shall commence until the measures approved in the detailed 
scheme for dealing with the contamination has been implemented and the Local Planning 
Authority has written confirming that it is satisfied that the approved scheme has been fully 
implemented.  (JPA report of August 2005 refers) 
16. The measures recommended in the Flood Consequences Assessment dated June 
2005 shall be fully incorporated into the development hereby permitted. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. The application is for outline permission with details of means of access only. 
2. To comply with the provisions of Section 92 of the Town and Country Planning Act 
1990. 
3. To comply with the provisions of Section 92 of the Town and Country Planning Act 
1990. 
4. In the interests of the free and safe movement of traffic on the adjacent highway and 
to ensure the formation of a safe and satisfactory access. 
5. To ensure that the highway network serving the proposed development area is 
capable of catering for the amount of traffic likely to be generated by the proposed 
development and provision is made for pedestrians and cyclists. 
6. The Local Planning Authority is concerned that certain types of non-food retailing in 
this location would have an adverse impact on the vitality and viability of nearby town centres. 
7. To ensure satisfactory facilities are available for disposal of foul and surface water 
drainage. 
8. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development in the interests of visual amenity. 
9. To ensure a satisfactory standard of development, in the interests of visual amenity. 
10. In the interests of highway and traffic safety. 
11. To control the size of the unit in the interests of the vitality and viability of nearby 
shopping centres. 
12. To ensure the comprehensive development of the site. 
13. To encourage the use of a range of transport modes. 
14. To ensure that suitable measures are taken to deal with contaminated land in 
connection with the development. 
16. To reduce the risk of flooding. 
 
 
NOTES TO APPLICANT: 
 
None 
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   PJM  
ITEM NO: 
 

10 

WARD NO: 
 

Rhyl East 

APPLICATION NO: 
 

45/2005/0707/ PF 

PROPOSAL: 
 
 

Change of use of land for siting of mobile testing vehicle for a period up to 5 
years with 12 visits per month 

LOCATION: Sun Centre & Pavilion Theatre  East Parade   Rhyl 
 

APPLICANT: Miss Louisa  Swerdlow Thomson Prometric 
 

CONSTRAINTS: Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - Yes Press Notice - No Neighbour letters - No 

 
CONSULTATION RESPONSES: 

1. RHYL TOWN COUNCIL 
”Object on the grounds of – Improper use of seafront leading to unacceptable 
precedent being established.  Detrimental to visual appearance or promenade”. 

  
 
RESPONSE TO PUBLICITY: 

None. 
 
EXPIRY DATE OF APPLICATION:   08/08/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• additional information required from applicant 
 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site consists of some 28 square metres of existing car parking area 

to the north-west corner of the Sun Centre/Pavilion Car Park to the east of the 
main building.  The site is to accommodate a medium sized lorry with disabled 
access. 
 

2. Within this lorry would be fitted 8 no. computer desks, invigilators desk and 
chemical W.C.  The intention would be to operate a mobile testing use where the 
applicants deliver heath and safety training, product knowledge and employment 
tests for companies, academic organisations and government agencies. 
 

3. The applicant has provided additional information with this application which 
explains that the use of the vehicle will be limited to 12 visits per month, 5 between 
0800hrs and 1030hrs, 5 between 1630hrs and 1930hrs and two on Saturdays 
between 0900hrs and 1200hrs.  The use would be temporary with the applicants 
initially seeking a 12 month permission renewed on an annual basis.  The vehicle 
measures 11m in length by 2.5m in width with a height of 3.5m. 
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RELEVANT PLANNING HISTORY: 
4. None. 
 
 
PLANNING POLICIES AND GUIDANCE: 
5. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6   -   Development control requirements 
 
 
MAIN PLANNING CONSIDERATIONS: 
6.  

 
i) Principle of use in this location. 
ii) Impact on visual amenity. 
iii) Impact on residential amenity. 

 
7. In relation to the points raised in paragraph 6 above:- 

i) The proposed use is somewhat unique in nature but must be assessed 
having regard to the existing use of the site, the potential harm and the 
relevant controls which could be imposed.  The site currently is used as a car 
park with the proposal involving the parking of a vehicle, albeit on a more 
permanent basis.  It is considered that the proposed use is acceptable in 
principle given that it involves the siting of a vehicle within an authorised car 
park.  The specific use of the vehicle would appear to be relatively low key 
and does not involve a noisy or un-neighbourly operation.  Based on the 
information supplied and subject to strict controls over the use of the vehicle 
for the applicants only it is not considered any significant harm would ensue. 
 

ii) The vehicle itself would be a medium sized lorry parked in a corner of the 
existing car park with flat roofed sub-station buildings behind.  Clearly, 
different types of vehicles could be parked in this location at most times and it 
is not considered that the visual impact of the vehicle in the context of the 
surrounding land uses would cause any significant harm. 
 

iii) The closest residential dwellings to the proposed site would be those on East 
Parade some 90m away.  Given the nature of the proposal and the distance 
the vehicle would be parked away from these units, it is not considered any 
significant amenity detrimental impact would be felt on residential. 

 
 

SUMMARY AND CONCLUSIONS: 
8. Subject to strict controls over the use of this vehicle and given the applicant’s 

agreement to a 12 month temporary permission, it is considered the application 
would be acceptable. 

 
RECOMMENDATION: GRANT- subject to the following conditions:- 
 
 
 
 
1. The use hereby permitted shall inure for the benefit of the applicant only, Thomson, 
Prometric, and shall only be and for health and safety training as described in the application. 
2. The vehicle shall only be sited and the use carried out for a maximum of 12 no. 3 
hour periods in any one calendar month. 
3. The use hereby permitted shall be discontinued and the land restored to its former 
condition on or before 30 September 2006. 
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4. The use hereby permitted shall only be carried out between 0800 and 2000 hours, 
Mondays to Saturdays and at no time on Sundays. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To control the use in the interests of amenity. 
2. To control the use in the interests of amenity. 
3. To enable the Local Planning Authority to monitor the impact of the use. 
4. In the interests of amenity. 
 
 
NOTES TO APPLICANT: 
 
None 
 



PWYLLGOR CYNLLUNIO 
28 MEDI 2005 
EITEM RHIF 3 

 
ADRODDIAD GAN BENNAETH CYNLLUNIO A  

DIOGELWCH CYHOEDDUS 
 

CAIS I’R PWYLLGOR BENDERFYNU AR DDAU GAIS SY’N 
FFURFIO TESTUN APELIADAU YN ERBYN  

DIFFYG PENDERFYNIAD 
 
Cynnig A)  Cais cynllunio 03/2004/1286/PF 
   Dymchwel gorsaf betrol a garej/depot bws, 
   adeiladu 36 o fflatiau gwarchodedig i’r henoed, 
   ac 1 fflat i reolwr y tŷ, a chadw’r capel 
   a’r siop sy’n bodoli eisoes 
 
Cynnig B)  Cais Caniatâd Ardal Gadwraeth 
   03/2004/1287/CA 
   Dymchwel gorsaf betrol, garej/depot bws a 
   dymchwel estyniad ochr/cefn capel 
 
Lleoliad:  Safle Garej Abbey Road, Abbey Road, 
   Llangollen, Sir Ddinbych 
 
Y sawl sy’n  
apelio:  McCarthy and Stone (Developments) Ltd 
 
1. PWRPAS YR ADRODDIAD 
 

1.1 Mae’r adroddiad yn gofyn i Aelodau benderfynu ar ddau gais yn 
ymwneud â safle garej Abbey Road yn Llangollen.  Mae’r ddau 
gais am ganiatâd cynllunio a chaniatâd ardal gadwraeth, ac fe’u 
cyflwynwyd yn wreiddiol ym Medi 2004. 

 
1.2 Mae’r cais yn codi o benderfyniad yr ymgeiswyr i gyflwyno apêl 

ym Mai 2005 yn erbyn methiant y Cyngor Sir i’w hysbysu o’r 
penderfyniad ar y ceisiadau o fewn y cyfnod amser statudol.  
Mae Ymchwiliad Cyhoeddus wedi’i drefnu ar gyfer Rhagfyr 2005 
i ddelio gyda’r apeliadau. 

 
1.3 Mae’n arferol dan yr amgylchiadau hyn i swyddogion adrodd i’r 

Pwyllgor i gadarnhau safiad Aelodau ar geisiadau apêl diffyg 
penderfyniad, fel y gellir adlewyrchu hyn yn Natganiad Achos y 
Cyngor ar yr apeliadau, ac wrth gyflwyno tystiolaeth yn yr 
Ymchwiliad. 
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1.4 Mae’r sefyllfa sydd wedi datblygu dros y ceisiadau i safle Garej 
Abbey Road wedi dod yn eithaf cymhleth, ac fe’i amlinellir er 
budd yr Aelodau yn Adran 2 o’r adroddiad hwn.  Mae Adrannau 
3 a 4 yn cynnwys argymhelliad ar safiad yr Awdurdod ar y ddau 
gais sy’n ffurfio testun yr apeliadau.  Mae Sail Apêl y sawl sy’n 
apelio yn Atodiad 1 a cheir adroddiadau manwl ar y cais 
cynllunio a’r ceisiadau ardal gadwraeth yn Atodiad 2.  Mae 
Adrannau 3 a 4 yn cynnwys argymhelliad ar safiad yr Awdurdod 
ar y ddau gais sy’n ffurfio testun yr apeliadau.  Mae Sail y sawl 
sy’n apelio ar gyfer yr Apêl yn Atodiad 1 a cheir adroddiadau 
manwl ar y cais cynllunio a’r ceisiadau caniatâd ardal gadwraeth 
yn Atodiad 2. 

 
 
2. CEFNDIR 
 

2.1 Derbyniodd yr Awdurdod geisiadau Cynllunio a Chaniatâd Ardal 
Gadwraeth ar wahân ym Medi 2004 ar gyfer yr argymhellion a 
ddisgrifir ar ddechrau’r adroddiad hwn. 

 
2.2 Cynhaliwyd sawl ymgynghoriad ar y ceisiadau, a rhoddwyd 

cyhoeddusrwydd iddynt drwy gyfrwng llythyron i hysbysu 
cymdogion, a hysbysiadau yn y wasg ac ar y safle. 

 
2.3 Wedi derbyn ymatebion yr ymgynghoriad a’r cyhoeddusrwydd, 

ysgrifennodd y Swyddog Achos Rheoli Datblygiad at yr asiantau 
yn Rhagfyr 2004 yn amlinellu ystod o faterion a oedd angen 
ymchwilio a gwybodaeth bellach cyn y gellid cyflwyno’r 
ceisiadau ar gyfer eu hystyried.  Roedd y rhain yn cynnwys colli 
tir cyflogi, darparu tai fforddiadwy a gofod agored, llifogydd, 
priffyrdd, mynediad i bobl anabl, a materion dylunio. 

 
2.4 Yn dilyn hynny, bu trafodaeth faith rhwng y swyddog achos ac 

asiantau'r ymgeiswyr.  Er bod cynlluniau diwygiedig wedi’u 
derbyn o’r asiantau ym Mawrth 2005, gan ymdrin â phriffyrdd a 
materion dylunio, ac er bod yr asiantau wedi cytuno ar ymestyn 
yr amser cyn penderfynu ar y ceisiadau hyd ddiwedd Mai 2005, 
nid oedd nifer o’r materion wedi cael sylw pan hysbysodd yr 
asiantau ar 3 Mai eu bod am ddileu’r ymestyniad amser a bod 
apeliadau ffurfiol yn erbyn diffyg penderfyniad wedi’u cyflwyno ar 
sail “ymrwymiadau cytundebol yr ymgeiswyr gyda pherchnogion 
y safle”. 

 
2.5 Roedd penderfyniad yr ymgeiswyr/asiantau ym Mai 2005 i 

gyflwyno apeliadau yn erbyn diffyg penderfyniad ar geisiadau 
Medi 2004 yn achos syndod i swyddogion a oedd wedi gwneud 
yn glir bod angen gwybodaeth ac ymgynghoriad ychwanegol i 
ymdrin â nhw, cyn y gellid gwneud argymhelliad i’r Pwyllgor 
Cynllunio. 
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2.6 Roedd y weithred o gyflwyno’r apeliadau am ddiffyg 
penderfyniad yn cymryd yn awtomatig y pŵer oddi ar yr 
awdurdod cynllunio lleol i wneud penderfyniad ar y ceisiadau 
cynllunio a chaniatâd ardal gadwraeth.  Rhoddodd ar waith yr 
amserlen ar gyfer paratoi Datganiadau Achos i’r Arolygiaeth 
Gynllunio, wrth arwain i fyny at ymchwiliad ffurfiol, a bennwyd ar 
gyfer 20 Medi.  O ganlyniad, bu swyddogion yn paratoi 
adroddiadau manwl i gyfarfod 22 Mehefin 2005 o’r Pwyllgor 
Cynllunio, gan ofyn i Aelodau wneud penderfyniad ar safiad yr 
Awdurdod ar y ceisiadau cynllunio a chaniatâd ardal gadwraeth 
fel y gallai hyn ffurfio sail yr achos ar yr apeliadau.  Y dyddiad 
cau ar gyfer cyflwyno Datganiad Achos yr Awdurdod oedd 24 
Mehefin. 

 
2.7 Daeth materion yn fwy cymhleth o hyn ymlaen, yn dilyn paratoi 

adroddiad y swyddogion i Bwyllgor Mehefin.  Gofynnodd 
asiantau'r ymgeiswyr i’r Arolygiaeth Gynllunio beidio â 
phenderfynu ar yr apeliadau am gyfnod, i roi cyfle i drafod y 
materion oedd heb eu datrys gyda’r awdurdod cynllunio, ac i roi 
cyfle iddynt gyflwyno ceisiadau cynllunio a chaniatâd ardal 
gadwraeth o’r newydd.  Derbyniodd yr Arolygiaeth Gynllunio y 
cais hwn a stopiwyd y  gwaith ar yr apeliadau am ddau fis o 
ddechrau Mehefin.  Canslwyd dyddiad yr ymchwiliad o 20 Medi 
hefyd. 

 
2.8 Er bod ceisiadau newydd wedi’u cyflwyno i’r awdurdod ar 

ddechrau Mehefin 2005, fe’u tynnwyd yn ôl yn fuan wedyn, cyn i 
unrhyw ymgynghori ddigwydd.  Dywedodd asiantau'r ymgeisydd 
y byddai ail-gyflwyniad yn dilyn, wedi iddynt dderbyn Asesiad 
Perygl Llifogydd. 

 
2.9 Roedd adroddiad y Swyddog Cynllunio i Bwyllgor 22 Mehefin 

wedi’i baratoi cyn i’r Arolygiaeth gadarnhau eu bod wedi cytuno 
gohirio unrhyw benderfyniad ar yr apeliadau.  Roedd yr 
adroddiadau yn argymell, ar sail y wybodaeth a oedd wedi’i 
chyflwyno i’r awdurdod ar y pryd: 

a) gwrthod y cais cynllunio ar sail y perygl risg potensial ac 
absenoldeb cynlluniau ar gyfer tai fforddiadwy, 

b) gwrthod y caniatâd Ardal Gadwraeth ar y sail y byddai 
dymchwel yn annerbyniol yn absenoldeb cynllun ail-ddatblygu 
oedd wedi’i gymeradwyo. 

 
2.10 Cyn Pwyllgor Mehefin, cyflwynodd yr asiantau lythyr 5 tudalen 

yn cadarnhau y byddai Asesiad Perygl Llifogydd yn cael ei 
baratoi erbyn canol Awst 2005, ac yn egluro eu safiad ar y mater 
o dai fforddiadwy.  Gofynnodd yr asiantau i’r awdurdod ohirio’r 
eitem o Bwyllgor Mehefin er mwyn caniatáu i drafodaethau 
barhau. 
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2.11 Hysbysodd swyddogion gais yr asiantau i ohirio gerbron 
Pwyllgor Mehefin, gyda’r argymhelliad diwygiedig bod y cynigion 
parthed tai fforddiadwy (cynnig o daliad swm cyfnewidiol oddi ar 
y safle) yn dderbyniol, ac y byddai’r gwrthwynebiadau i’r cynllun 
ar sail y mater llifogydd yn unig.  Yn y cyfarfod, derbyniodd 
Aelodau gais yr asiantau i ohirio’r eitem, i ganiatáu i faterion 
ddatblygu drwy geisiadau o’r newydd, h.y. ni wnaethpwyd 
unrhyw benderfyniad yn y cyfarfod hwnnw ar safiad yr awdurdod 
ar y ddau gais dan apêl. 

 
2.12 Ers hynny, mae asiantau'r ymgeiswyr wedi symud materion yn 

eu blaenau fel a ganlyn: 
 
a) Cyflwyno ceisiadau Cynllunio a Chaniatad Ardal Gadwraeth 

newydd, a dderbyniwyd yn y swyddfa gynllunio ar 15 Awst 2005.  
Mae’r rhain yn cynnwys Asesiad Perygl Llifogydd a sylwebaeth 
fanwl ar yr ystod o faterion cynllunio a godwyd mewn perthynas 
â’r cyflwyniad gwreiddiol.  Mae ymgynghoriad a 
chyhoeddusrwydd wedi’u cynnal ar y ceisiadau hyn.  Fel rheol, 
byddai lle i gredu y byddai’r swyddogion mewn sefyllfa i 
gyflwyno adroddiad ar y ceisiadau hyn i Bwyllgor Hydref 2005 
gael cymryd penderfyniad ffurfiol. 

b) Yr apeliadau diffyg penderfyniad, sydd wedi’u tynnu allan o’r 
cyfnod peidio cymryd penderfyniad gan yr Arolygiaeth Gynllunio 
yn Awst 2005.  Mae’r asiantau wedi trefnu amserlen gyda 
swyddogion ar gyfer paratoi datganiadau yn seiliedig ar 
ddyddiad ymchwiliad newydd ar 12-14 Rhagfyr 2005, ac, i roi’r 
cyfle i Aelodau wneud penderfyniad ar safiad yr Awdurdod ar y 
diffyg penderfyniad ar y ceisiadau yng nghyfarfod Medi, i 
gyflwyno’r Datganiadau Achos perthnasol i’r Arolygiaeth 
Gynllunio erbyn 7 Hydref 2005. 

 
2.13 Er gwaetha’r consensws rhwng yr asiantau a’r swyddogion dros 

amseriad cyflwyniad y Datganiadau Achos ar yr apeliadau diffyg 
penderfyniad, cadarnhaodd yr Arolygiaeth Gynllunio ar ddiwedd 
Awst 2005 bod gofynion y trefniannau rheolau ymchwiliad yn 
mynnu bod yr Awdurdod Cynllunio Lleol yn anfon Datganiad 
Achos ar yr apeliadau erbyn 5 Medi.  Mae swyddogion felly wedi 
anfon datganiad sylfaenol i’r Arolygiaeth Gynllunio yn cyfeirio at 
gefndir yr apeliadau diffyg penderfyniad, ynghyd â chopi o’r 
adroddiadau i Bwyllgor Mehefin 2005, sy’n amlinellu’r prif 
faterion cynllunio sy’n berthnasol i’r ceisiadau.  Mae’r sylwadau 
yn gofyn i’r Arolygiaeth Gynllunio a’r ymgeiswyr dderbyn 
Datganiad Atodol o’r awdurdod cynllunio lleol yn syth ar ôl 
Pwyllgor Medi, gan y byddai hyn yn cynrychioli safiad ffurfiol yr 
awdurdod ar yr apeliadau/ceisiadau diffyg penderfyniad. 

 
2.14 Wrth gydnabod y sefyllfa gymhleth sydd wedi datblygu, mae’n 

rhaid pwysleisio bod yr ymgeiswyr/asiantau yn gweithredu’n 
llwyr o fewn eu hawliau wrth redeg yr apeliadau diffyg 
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penderfyniad ochr yn ochr â’r ceisiadau cynllunio a chaniatad 
ardal gadwraeth newydd.  Mae’r broses hon yn rhoi ‘rhwyd’ 
iddynt pe byddai Pwyllgor Hydref 2005 yn gwrthod rhoi caniatâd 
i’r ceisiadau newydd, gan y byddai’r cynigion gwreiddiol yn 
destun ymchwiliad o fewn amser byr iawn.  Pe byddai’r 
ceisiadau newydd yn cael eu caniatáu yn Hydref, mae’n debygol 
y byddai’r apeliadau diffyg penderfyniad yn cael eu dileu. 

 
3. GWNEUD PENDERFYNIAD AR Y CEISIADAU SY’N DESTUN I’R 
 APELIADAU DIFFYG PENDERFYNIAD. 
 

3.1 Er gwybodaeth i Aelodau, mae datganiad Sail yr Apêl o asiant yr 
ymgeiswyr ynghlwm fel Atodiad 1 i’r adroddiad hwn.  Mae’r 
datganiad yn cynnwys tri pharagraff sy’n hawlio bod y cynigion 
yn cydymffurfio gyda pholisïau a chanllawiau cynllunio, eu bod 
wedi’u llunio’n fanwl i roi ystyriaeth i’r lleoliad, ac na fyddent yn 
achosi unrhyw niwed profadwy.  Mae’n cloi gyda’r datganiad “nid 
oes unrhyw reswm dilys neu resymol pan na ddylai’r Cyngor fod 
wedi rhoi caniatâd cynllunio o fewn yr amser penodedig.” 

 
3.2 Nid yw’r swyddogion yn derbyn datganiad clo’r asiantau nad 

oedd unrhyw reswm dilys pam na ddylai caniatâd fod wedi’i roi o 
fewn y cyfnod statudol, a byddant yn herio hynny yn yr 
Ymchwiliad yn Rhagfyr.  Mae adran gefndir maith yr adroddiad 
hwn yn amlinellu’r sefyllfa a fodolai ar y pryd y cyflwynwyd yr 
apeliadau diffyg penderfyniad ym Mai 2005.  Mae’n amlwg o 
ohebiaeth bod trafodaethau gyda’r asiantau ar waith ar yr adeg 
honno, a bod gwybodaeth bellach i gynorthwyo gyda phrosesu’r 
ceisiadau yn cael eu paratoi er budd iddynt, yn enwedig i ymdrin 
â’r materion llifogydd a thai fforddiadwy.  Mae’r ffaith bod yr 
asiantau eu hunain wedi gwneud cais i ohirio’r eitem a 
gyflwynwyd i Bwyllgor Mehefin 2005 a oedd yn ceisio ffurfioli 
safle’r Awdurdod ar yr apeliadau diffyg penderfyniad ar sail 
gwybodaeth ar y pryd, yn arwydd pwysig bod gwybodaeth 
annigonol gyda’r Awdurdod i seilio argymhelliad teg a chytbwys 
arni. 

 
3.3 O ran trefniadaeth, mae yna beth amwysedd ar ba wybodaeth y 

dylai’r awdurdod cynllunio lleol fod yn ei hystyried wrth 
fabwysiadu ei safiad ar yr apeliadau diffyg penderfyniad. 

 
• Pe byddai’r safiad a fabwysiadir yn seiliedig ar y cynlluniau a’r 

wybodaeth a oedd yn nwylo’r Awdurdod ar yr adeg y cyflwynwyd 
yr apeliadau diffyg penderfyniad (Mai 2005), yna argymhelliad y 
swyddogion fyddai gwrthod yn seiliedig ar y rhesymau a nodwyd 
yn yr adroddiad gwreiddiol a gyflwynwyd i Bwyllgor 22 Mehefin 
(perygl llifogydd a thai fforddiadwy: dim cynllun ail-ddatblygu a 
oedd wedi’i gymeradwyo). 
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• Cyngor yr Arolygiaeth Gynllunio yw y dylai’r Awdurdod 
fabwysiadu safiad yn seiliedig ar wybodaeth yn ei ddwylo ar 
adeg paratoi ei ddatganiadau ar gyfer yr ymchwiliad.  O wneud 
hynny, yna argymhelliad y swyddogion ar adeg paratoi’r 
adroddiad hwn fyddai gwrthod yn seiliedig ar y mater o berygl 
llifogydd ac absenoldeb cynllun ail-ddatblygu a oedd wedi’i 
gymeradwyo.  Pe byddai Asiantaeth yr Amgylchedd yn dileu’r 
gwrthwynebiad hwn, byddai’r sail ar gyfer gwrthod yn diflannu.  
Mae fersiwn a ddiweddarwyd o’r adroddiad a baratowyd i 
Bwyllgor Mehefin ar y ddau gais ynghlwm fel Atodiad 2. 

 
3.4 Mae’r ffurflenni cais, cynlluniau, a dogfennau cefnogol ar gael 

i’w harchwilio cyn y cyfarfod. 
 
4. ARGYMHELLIAD 
 

4.1 Argymhellir bod: 
 
A) Aelodau yn derbyn casgliadau’r adroddiadau a ddiweddarwyd ar 

geisiadau 3/2004/1286/PF a 3/2004/1287/CA, sydd wedi’u 
cynnwys yn Atodiad 2 o’r eitem hon. 

 
B) Achos yr Awdurdod Cynllunio Lleol yn yr Ymchwiliad yn seiliedig 

ar benderfyniad ffurfiol y Pwyllgor ar adroddiad Atodiad 2. 
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PWYLLGOR CYNLLUNIO 
28ain MEDI  2005 

EITEM: RHIF 4 
 
 

ADRODDIAD GAN BENNAETH CYNLLUNIO A GWARCHOD Y CYHOEDD 
 

EITEMAU GWYBODAETH AR GYFER Y PWYLLGOR CYNLLUNIO 
 

Nodyn Cyngor Technegol 
Cymhorthfeydd Cynllunio 

 
1. PWRPAS YR ADRODDIAD 
 

1.1 Mae hwn yn cynnwys eitem agenda sefydlog Pwyllgor Cynllunio 
sy’n darparu cyfeirbwynt i Aelodau ar gyfer gwybodaeth ar fentrau, polisi, 
canllawiau a chyhoeddiadau sy’n ymddangos. . 
 
1.2 Mae’r wybodaeth a ddarperir i’r Aelodau’n gyfyngedig i ddisgrifiad 
byr o’r fenter berthnasol a chyfeirnod i ffynhonnell unrhyw wybodaeth 
(cyfeiriad rhyngrwyd/rhyngrwyd fewnol).  Bydd yr adroddiad hefyd yn 
cynnwys crynodeb o unrhyw effaith arwyddocaol ar gyfer gwneud 
penderfyniadau’r Pwyllgor Cynllunio, lle bo’n berthnasol.   
 

2. NODYN CYNGOR TECHNEGOL 8 – CYNLLUNIO AR GYFER YNNI 
ADNEWYDDADWY  
 DATGANIAD POLISI CYNLLUNIO INTERIM Y GWEINIDOG 
(DPCIG)(MIPPS) AR GYFER YNNI ADNEWYDDADWY 
 

2.1 Cyhoeddwyd Nodyn Cyngor Technegol (NCT)(TAN) yng 
Ngorffennaf 2005.  Mae’n darparu canllawiau ar gyfer ynni adnewyddadwy 
ac yn cynnwys cyngor ychwanegol o fewn Polisi Cynllunio Cymru 2002.  
Mae’r cyswllt rhyngrwyd perthnasol yn: 
<http://www.wales.gov.uk/subiplanning>  Cyhoeddwyd DPCIG (MIPPS) 
yng Ngorffennaf hefyd ac mae ar gael yn yr un lleoliad, fel y gellir cael 
Adroddiad Ymgynghoriad ar NCT 8. 
 

 2.2 Caiff DPCIG (MIPPS) ar gyfer Ynni Adnewyddadwy a NCT 8 effaith 
arwyddocaol ar y canlynol: 
(i) Polisïau Ynni Adnewyddadwy a gaiff eu hymgorffori i mewn i Gynllun 

Datblygu Lleol Sir Ddinbych; a’r 
(ii) Modd y penderfynir ceisiadau cynllunio ar gyfer ynni adnewyddadwy, 

ffermydd gwynt yn enwedig, gan yr Awdurdod.   
 

2.3 Mae Datganiad Polisi Cynllunio Interim y Gweinidog (DPCIG) ar 
gyfer Ynni Adnewyddadwy yn disodli Adrannau 12.8 i 12.10 Polisi 
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Cynllunio Cymru (PCC) (2002).  Mae PCC yn datgan polisïau cynllunio 
defnydd tir Llywodraeth y Cynulliad.   

 
2.4 Mae Nodyn Cyngor Technegol (NCT) 8 Llywodraeth y Cynulliad yn 
atodiad i DPCIG, ac fe ddylid eu darllen ar y cyd.   

  
2.5 Mae’n bwysig bod gan Aelodau’r Pwyllgor Cynllunio dealltwriaeth 
dda o DPCIG a NCT, a cheir crynodeb o’r pwyntiau allweddol yn 
Atodiadau 1 a 2.  Mae Atodiad 3 yn cynnwys map o’r Ardaloedd Chwilio 
Strategol (ACS) ar gyfer Coedwig Clocaenog.   

 
2.6 Mae PCC, NCTau a’r cylchlythyron gyda’i gilydd yn cynnwys polisi 
cynllunio cenedlaethol, a dylid eu hystyried gan awdurdodau cynllunio lleol 
yng Nghymru wrth gynhyrchu CDLlau.  Gellir eu defnyddio hefyd fel 
ystyriaethau defnyddiol gan awdurdodau cynllunio lleol wrth benderfynu 
ceisiadau cynllunio a gan Arolygaeth Gynllunio wrth benderfynu 
apeliadau.   

 
2.7 Roedd drafft NCT 8 cynharach yn ddarostyngedig i ymgynghoriad 
cyhoeddus yn Haf 2004.  Trafodwyd ymateb Cyngor Sir Ddinbych i ddrafft 
NCT Llywodraeth y Cynulliad yn Archwilio Amgylchedd ym Medi 2004 ac 
fe’i cymeradwywyd gan Benderfyniad Cabinet Dirprwyedig gan Aelod 
Arweiniol ar gyfer yr Amgylchedd yn Hydref 2004.   

 
2.8 Mae’r cyhoeddiad diweddaraf o Ddatganiad Polisi Cynllunio Interim 
y Gweinidog (DPCIG) ar gyfer Ynni Adnewyddadwy a Nodyn Cyngor 
Technegol (NCT) 8 yn newydd ac yn agweddau pwysig o bolisi cynllunio 
cenedlaethol.  Byddant yn cael  effaith arwyddocaol ar sut mae ynni 
adnewyddadwy, ffermydd gwynt yn enwedig, yn cael eu hymgorffori i 
Gynllun Datblygu Lleol Sir Ddinbych (CDSD) a phenderfyniadau ceisiadau 
cynllunio fel ei gilydd.   

 
2.9 Cynghorir Aelodau i ddod yn gyfarwydd â rhai o’r materion 
allweddol sydd yn y ddwy ddogfen, ac fe geir crynodeb yn yr Atodiadau. 
 

3. YMGYNGHORIAD AR ADOLYGIAD I NODYN CYNGOR TECHNEGOL 1 
Cydastudiaethau Argaeledd Tir ar gyfer Tai (1997) 
 
3.1  Mae’r NCT 1 cyfredol yn darparu cyngor ar gynhyrchu astudiaethau 
i fonitro’r cyflenwad ar gyfer tai ac i ddarparu cyngor am ddigonolrwydd y 
cyflenwad.  Bwriad yr adolygiad yw adeiladu ar y broses sy’n bodoli eisoes 
ond hefyd i adlewyrchu newidiadau technolegol a sefydliadol sydd wedi 
cymryd lle ers 1997.  Mae copi o’r ddogfen ymgynghori ar gael yn: 
http://www.wales.gov.uk/subiplanning 
 

Reports 28-09-05a 2



3.2  Bydd Swyddogion yn paratoi ymateb i Aelod Arweiniol yr 
Amgylchedd i’w ystyried (penderfyniad dirprwyedig).  Mae LCC angen 
sylwadau erbyn 28 Hydref 2005. 
 

4. YMGYNGHORIAD AR ADOLYGIAD I NODYN CYNGOR TECHNEGOL 2  
Cynllunio a Thai Fforddiadwy (1996) 
 
4.1  Mae’r NCT 2 cyfredol yn rhoi cyngor ar dai fforddiadwy.  Amcan y 
drafft ymgynghori yw paratoi mwy o dai fforddiadwy drwy’r system 
gynllunio.  Mae copi o’r ddogfen ymgynghori ar gael yn: 
http://www.wales.gov.uk/subiplanning 
 
4.2  Bydd Swyddogion yn paratoi ymateb i Aelod Arweiniol yr 
Amgylchedd i’w ystyried (penderfyniad dirprwyedig).  Mae LCC angen 
sylwadau erbyn 28 Hydref 2005.  Cymerwyd i ystyriaeth drafft NCT yn 
barod wrth lunio APG ar dai fforddiadwy a gymeradwywyd gan y Cyngor 
Sir yng Ngorffennaf 2005. 
 

5.  CYMORTHFEYDD CYNLLUNIO 
 
4.1 Rydym yn dal i gynnal cymorthfeydd cynllunio yn Rhyl, Prestatyn, 
Rhuthun, Llangollen a Chorwen.  Mae manylion am leoliadau ac 
amseroedd y cymorthfeydd yn atodedig i’r adroddiad hwn fel Atodiad 4.  
Bwriad y cymorthfeydd yw rhoi cyngor cynllunio mewn lleoliadau yn agos 
at ein cwsmeriaid.  I wneud y defnydd y gorau o’r cymorthfeydd, rydym 
wedi gofyn i’r bobl wneud apwyntiad.  Bydd apwyntiadau’n para am 15 
munud.  Rydym yn awr yn cynnal cymorthfeydd yng Nghaledfryn yn 
Ninbych. 
 
4.2 Byddwn yn darparu cyngor ar y materion canlynol - yr angen am 
ganiatâd cynllunio, sut i gyflwyno cais cynllunio a’ch siawns o lwyddo, a 
sut i ymhél â cheisiadau sydd wedi eu cyflwyno’n barod.  Byddwn yn 
cytuno ar y dull gweithredu ar ddiwedd yr apwyntiad.   
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Appendix 1: 
 
Ministerial Interim Planning Policy Statement 01/2005 – Planning for 
Renewable Energy 
 
The text below provides a summary of the Assembly Government’s Ministerial 
Interim Planning Policy Statement (MIPPS) 01/2005 – ‘Planning for Renewable 
Energy’.  
 
It provides a brief overview of the key policy areas that the Assembly are 
introducing. A copy of the full version of the document will be kept in the 
Members library.  
 
Please note that the policy guidance below is provided as extracts from the 
MIPPS – it is not Denbighshire County Council’s interpretation of the policy. 
Paragraph numbers from the MIPPS are referenced within the text. 
 
 The Assembly Government is committed to: 

i. Achieving its specific targets for renewable energy production; 
ii. Maximising the opportunities for renewable energy; 
iii. Where possible combining the two in combined heat and power systems; 
iv. Recognise that the benefits of renewable energy are parts of its overall 

commitment to reduce greenhouse gas emissions (para 12.8.6). 
 
 The need for wind turbines is established through a global environmental 

imperative and international treaty, and is a key part of meeting the Assembly 
Government’s targets for renewable electricity production. Therefore the land 
use planning system should actively steer development to the most 
appropriate locations. Development of a few large scale (over 25MW) wind 
farms in carefully located areas offers the best opportunity to meet the 
national renewable energy target. (para 12.8.9) 

 
 Technical Advice Note 8 identifies areas in Wales which, on the basis of 

substantial empirical research, are considered to be the most appropriate 
locations for large scale wind farm development; these areas are referred to 
as Strategic Search Areas (SSAs) (para 12.8.10); 

 
 Additional electricity grid network infrastructure will be needed to support the 

SSAs and local planning authorities should facilitate grid developments, 
subject to material planning considerations (para 12.8.10); 

 
 Smaller (less than 5MW), domestic or community-based wind turbine 

developments may be suitable within and without SSAs, subject to material 
planning considerations. On urban / industrial brownfield sites, small or 
medium sized (up to 25MW) developments may be appropriate (para 
12.8.10); 

Reports 28-09-05a 1



 
 
 
 

Reports 28-09-05a 2



Appendix 2 
 
Technical Advice Note 8 – Summary and Implications 
 
The text below provides a summary of the Assembly Government’s Technical 
Advice Note 8 ‘Renewable Energy’.  
 
It provides a brief overview of the key policy areas that the Assembly are 
introducing. A copy of the full version of the document will be kept in the 
Members library.  
 
Please note that the policy guidance below is provided as extracts from the TAN 
– it is not Denbighshire County Council’s interpretation of the policy. Paragraph 
numbers from the TAN are referenced within the text. 
 
INTRODUCTION AND CONTEXT 
The TAN sets out UK and Welsh Energy Policy, which provides much of the 
context for the content of the TAN. Some of the main principles are as follows: 
 UK energy policy has an established target for 10% of electricity production 

from renewable sources by 2010 (para 1.4); 
 The Assembly Government has a target of 4TWh of electricity to be produced 

per annum by 2010 and 7TWh by 2020 (para 1.4); 
 In order to meet these targets the Assembly Government has concluded that 

800MW of additional installed capacity is required from onshore wind and 
200MW from offshore wind (para 1.4); 

 Delivering these targets through the planning system is therefore at the core 
of this TAN (para 1.5); 

The TAN is also committed to promoting energy efficiency and energy 
conservation (paras 1.6 – 1.7). 
 
 
RENEWABLE ENERGY AND PLANNING 
 
Onshore Wind in Strategic Search Areas: 
Paragraph 2.2 – 2.10 sets out the Assembly Government’s policy on onshore 
wind. This is summarised as follows: 
 Large scale (over 25MW) onshore wind developments should be 

concentrated into particular areas defined as Strategic Search Areas (SSAs) 
(para 2.2); 

 The SSA boundaries are at a ‘broad brush’ scale. Not all of the land within the 
SSAs may be technically, economically and/or environmentally suitable for 
major wind power proposals (para 2.4);  

 It is a matter for local planning authorities to undertake local refinement within 
each of the SSAs in order to guide and optimise development within each of 
these areas (para 2.4); 
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 If there is suitable evidence that land outside (but close to) the SSA is suitably 
unconstrained local planning authorities might wish to consider the possibility 
of development of wind farms in these areas as well (para 2.4); 

 For each of the SSAs there are indicative targets of installed capacity (in 
MW), which are shown in the table below: 

 
Strategic Search Area Capacity 
A Clocaenog Forest 140MW 
B Carno North 290MW 
C Newtown South 70MW 
D Nant y Moch 140MW 
E Pontardawe 100MW 
F Coed Morgannwg 290MW 
G Brechfa Forest 90MW 
TOTAL 1120MW 

 
(Strategic Search Area A ‘Clocaenog Forest’ falls partly within Denbighshire 
County and partly within Conwy County. The map of the area is included in the 
TAN – and also Appendix B of this report. The boundaries that the Assembly 
have drawn for this are deliberately vague as it is only meant to be at a broad 
brush scale). 
 
 Local planning authorities should take an active approach to developing local 

policy for SSAs in order to secure the best outcomes. Some local issues 
which could be addressed are: 
i. extent to which tree felling is considered desirable; 
ii. extent to which alternative wildlife creation is desirable. Opportunities to 

enhance, extend or re-create significant landscape or wildlife value should 
be grasped; 

iii. geo-technical implications; 
iv. possible impact on tourism and recreational opportunities in the SSA; 
v. local historic and landscape considerations; 
vi. access considerations e.g. for construction traffic (para 2.10). 

 
 The SSA must be referred to in development plans and, if refined, 

incorporated into local development plan proposals maps (para 5.4); 
 
Onshore Wind in Other Areas 
 There may be further opportunities for the development of wind farm or other 

renewable energy schemes on urban/industrial brownfield sites up to 25MW 
within Wales and these should be encouraged (para 2.11); 

 Local planning authorities are expected to encourage via their development 
plan policies and when considering individual planning applications, smaller 
community based wind farm schemes (generally, less than 5MW). Authorities 
should establish a set of local criteria and define what is meant by ‘smaller’ 
and ‘community based’ (para 2.12); 
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 Most areas outside SSAs should remain free of large wind power schemes 
(para 2.13).  

 
Offshore Wind: 
 Consent for offshore wind lies outside the land use planning system. 

However, local planning authorities are consultees in the offshore decision 
making process and wherever practicable proposals for offshore wind 
developments should be supported (para 3.1). 

 
Other Onshore Renewable Energy Policies: 
 Paragraphs 3.3 to 3.17 of the TAN describe other forms of renewable energy 

technology and the implications of these on the planning system; 
 Local planning authorities should consider the local availability of renewable 

energy resources and develop suitable policies that promote their 
implementation (para 5.2); 

 
Design and Energy 
 Local Planning Authorities should actively consider the inclusion of design 

guidance in their development plans of SPG (para 4.1); 
 TAN 12: Design provides advice on national design policy including 

considerations such as resource efficient layout and resource efficient 
buildings (para 4.2); 

 In order to further promote energy efficiency and energy conservation, local 
planning authorities should consider requiring in development plan policies or 
supplementary planning guidance that planning applications (other than 
outline) for new non-residential buildings over 1000 sq m or more should be 
accompanied by an Energy Design Advice Report if appropriate (para 4.5); 
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Appendix 3 – Strategic Search Area A: Clocaenog Forest 
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CYFARFOD Y PWYLLGOR CYNLLUNIO
                                                                                                                             28ain Hydref 2005 

                                                                                              EITEM: 5 
 
 
                                                Penderfyniadau wedi eu gwneud gan
                   Bennaeth Gwasanaethau Cynllunio a Gwarchod y Cyhoedd o dan
                                                            Pwerau Dirprwyedig
                                                            1af 31ain Awst 2005

 
 
                                                            Eitem er gwybodaeth
 
 

CANIATÁU (GRANT) - caniatáu caniatâd cynllunio 

GWRTHOD (REFUSE) - gwrthod pob math o gais 

CYMERADWYO (APPROVE) - cymeradwyo materion neu amod a neilltuwyd 

CANIATÂD (CONSENT) - caniatáu caniatâd adeilad rhestredig, ardal gadwraeth neu   
ganiatâd hysbyseb 

BARNU  (DEEMED) - nid yw’n ofynnol cael caniatâd hysbyseb 

DIM GWRTHWYNEBIAD  - dim gwrthwynebiad i waith ar goeden/coed mewn ardal gadwraeth
(NO OBJ)

NID YW’N OFYNNOL - nid yw’n ofynnol cael caniatâd ar gyfer y gwaith arfaethedig 
(NOT REQ)

PENDERFYNWYD - penderfynwyd nad yw’n ofynnol cael cymeradwyaeth o flaen llaw
(DETERMIN)   neu’n cael ei ganiatáu pan benderfynir ar y cais (rhai gweithiau    

telecom a gwaith amaethyddol penodol)  

DATBLYGIAD A GANIATEIR - canfuwyd fod y cais yn ddatblygiad a ganiateir ar ôl derbyn y cais  
(P DEV)

TYNNWYD YN ÔL (WDN) - tynnwyd y cais yn ôl gan yr ymgeisydd 

ANNILYS (INVALID) - canfuwyd fod y cais yn annilys 

ARDYSTIO (CERTIFY) - cyflwynwyd tystysgrif defnydd cyfreithlon

G ARDYSTIO (RCERTIFY) - gwrthodwyd cyflwyno tystysgrif defnydd cyfreithiol

Nid yw’r atodiad y cyfeiriwyd ato yn yr adroddiad ar gael yn Gymraeg ac mae hynny yn unol â
Chynllun Iaith Gymraeg y Cyngor
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