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ITEM NO: 
 

1 

WARD NO: 
 

Trefnant 

APPLICATION NO: 
 

30/2005/0952/ PF 

PROPOSAL: 
 
 

Alterations to existing integral garage to provide additional accommodation 
and erection of detached garage 

LOCATION: Thatched Cottage  Upper Denbigh Road   St. Asaph 
 

APPLICANT: Mr & Mrs A  Davies  
 

CONSTRAINTS: Tree Preservation Order 
Listed Building 
Historic Parks And Gardens 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES:  
1.  TREFNANT COMMUNITY COUNCIL 

“Observations: Express concern about the future use of the detached garage due to 
its considerable size.” 

 
2.  WELSH WATER  

Note that the site is crossed by a foul sewer 
 
RESPONSE TO PUBLICITY: 

Representation received from: 
1. Swayne Johnson Solicitors (on behalf of Mrs. Riley, 9, Llys Llannerch, Trefnant) 
2. Lester A. Roberts (on behalf of owners of 10, Llys Llannerch,Trefnant) 

 
Summary of planning based representations: 

i) The scale of the proposed garage; 
ii) Impact on residential amenity; 
iii) Increased commercial usage of the property for bed and breakfast 

accommodation. 
 

The plans have since been revised to seek to address the above concerns, as described 
below, with further neighbour notifications issued to which there has not been any response. 

 
EXPIRY DATE OF APPLICATION:   28/09/2005 
 
PLANNING ASSESSMENT: 

 
THE PROPOSAL: 

1. The site is occupied by a large dwelling which is also utilised for the provision of 
bed and breakfast accommodation.  The buildings at the site have grown 
incrementally over the years, mainly along the main road frontage but also jutting 
back into the site.  The site is abutted by woodland to the east, open fields to the 
north and by the main road to the west.  To the south of the site to the other side of 
the road stand the rear of bungalows fronting Llys Llannerch.  These bungalows 
have their rear elevations around 14 metres from the site.  The site lies outside of 
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the development boundary. 
 

2. The application proposes two main elements: 
i) Conversion of the existing integral double garage into an additional guest 

bedroom with en-suite bathroom to be used in connection with the bed and 
breakfast business.  The only external alterations proposed are the 
replacement of the garage doors with patio doors; 
 

ii) Erection of a detached garage block along the road to the south containing 
sufficient space for the parking of four cars with an ancillary log store to one 
side.  The garage has a length of 13.4 metres and a depth of 6.1 metres with 
a hipped roof with an eaves height of 2.5 metres and a ridge of 4.8 metres.  
The rear wall of the garage is set 3.0 metres back from the low wall to the 
road frontage, and therefore 4.6 metres from the road itself.  Originally, the 
plans did not include any landscaping but following discussions with the agent 
and applicant the plans have been revised to include substantial planting 
between the garage and the road boundary which will soften the appearance 
of the structure. 

 
RELEVANT PLANNING HISTORY: 

3. The site has a considerable planning history including various extensions and 
alterations and showing the previous use of the property to have been as a 
restaurant with ancillary guest and owner accommodation.   
 

PLANNING POLICIES AND GUIDANCE: 
4. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN  

Policy GEN 6 – Development Control Requirements 
 
GOVERNMENT GUIDANCE  
Planning Policy Wales March 2002 

 
MAIN PLANNING CONSIDERATIONS: 

5.    
i) Visual appearance 
ii) Impact on the privacy and amenity of nearby occupiers 
iii) Highways 
iv) The comments of the objectors 

 
6. In relation to the considerations as noted in paragraph 7: 

i) In terms of visual appearance, the conversion of the existing garage is 
considered acceptable.  The scale, height and proximity to the road of the 
detached garage have been the subject of discussions with the agent for the 
scheme.  As first submitted, concerns were expressed at the visual impact on 
the street scene.  However, at a site meeting it was considered that the 
combination of the landscaping scheme, the 4.6 metre set back from the road 
and the low eaves height of the structure at only 2.5 metres represented 
sufficient mitigating circumstances to allow the new garage. 
 

ii) The two letters of objection were submitted prior to the addition of 
supplementary landscaping details which have now been provided, and no 
further objections have been raised since the time of further neighbour 
notifications informing the occupiers of nos. 9 and 10 Llys Llannerch to these 
changes to the plans.  Accordingly, it is considered that the distance of the 
properties from the site, the rear boundary fencing which these properties 
have of around 2.0 metres in height and the additional landscaping serve to 
eliminate any significantly harmful impact on these occupiers. 
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iii) In terms of highways, the access points to be utilised are existing and the 
garage is set back from the highway by a sufficient distance to allow 
adequate visibility even with the new area of landscaping. 
 

iv) The comments of the objectors are noted.  However, as stated above the 
separation distance combined with the boundary screening and the low eaves 
height of the structure will mitigate the visual impact of the structure. 
 

SUMMARY AND CONCLUSIONS: 
7. The application is acceptable and is recommended to be granted subject to 

appropriate 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. 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. 
3. 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. 
4. The development hereby permitted shall be used only as ancillary accommodation in 
relation to the residential and bed and breakfast use of the Thatched Cottage and it shall at 
no time be occupied as a separate dwelling unrelated to the Thatched Cottage. 
 
 
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 a satisfactory standard of development, in the interests of visual amenity. 
4. To enable the Local Planning Authority to control the use hereby permitted in the 
interests of amenity. 
 
 
NOTES TO APPLICANT: 
 
You are hereby advised that the site is crossed by a public sewer / rising main / disposal 
main. Under the Water Industries Act 1991 Dwr Cymru / Welsh Water has rights to access to 
apparatus at all times. No part of the building works will be permitted within 3 metres of the 
line of the public sewer to protect the integrity of the sewer and to avoid damage thereto. 
Before works commence on the site you should ascertain the correct position of this sewer by 
contacting Dwr Cymru Welsh Water, NDC Northern, PO Box 41, Denbigh, LL16 5WA quoting 
reference 2005/Babti/0952/PF. 
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ITEM NO: 
 

2 

WARD NO: 
 

Trefnant 

APPLICATION NO: 
 

31/2005/1115/ PF 

PROPOSAL: 
 
 

Extension to form 2 new classrooms and library, new disabled WC, access 
ramp and provision of on-site parking 

LOCATION: Ysgol Cefn Meiriadog   Groesffordd Marli  Abergele 
 

APPLICANT: Denbighshire County  Council  
 

CONSTRAINTS: 250m Of Landfill Site 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

1. CEFN MEIRIADOG COMMUNITY COUNCIL 
”Local residents concerned that parking issue is causing congestion and 
permanently expanding the school would make matters worse”. 
 

2. WELSH WATER 
Permit with conditions. 
 

3. HEAD OF TRANSPORT & INFRASTRUCTURE 
No objections subject to conditions on design of access and parking areas. 
 

4. ENVIRONMENT AGENCY 
No objections. 

 
RESPONSE TO PUBLICITY: 

Letters of representation received from:- 
1. Mr. & Mrs. R. C. Polley, Tal y Graig, Groesffordd Marli 
2. Dennis & Jane Sykes, Wern, Abergele 

 
Summary of planning based representation: 
i)  Concerns over parking congestion and access issues. 
 

EXPIRY DATE OF APPLICATION:   16/11/2005 
 
REASONS FOR DELAY IN DECISION: 

timing of receipt of representations 
additional information required from applicant 

 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site consists of the primary school of Cefn Meiriadog which is 

situated within the small hamlet at Groesffordd Marli.  The site consists of the main 
school building which has a vehicular access and parking area previously 
permitted.  To the north lies the school playing field with open agricultural fields to 
the east and west.  To the south of the school are detached dwellings and a small 
chapel. 
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2. Currently there are 2 no. mobile classrooms sited at the school which were 
developed under permitted development rights.  Permission is sought to remove 
these mobile classrooms and replace them with a permanent extension to create 2 
no. new classrooms and library, a new disabled w.c., access ramp entrance and 
provision of on-site parking.  The classroom extension will be situated to the north 
(rear) of the existing school building and would project some 6.7m by some 16m in 
length.  It would be constructed in materials to make the main building with the 
ramped entrance just to the east side of the building.  The library section would 
infill to a western position of the main building measuring 5.2m x 4m incorporating 
a flat roofed design with a raised, central pitched roof skylight feature.  A vehicular 
access is proposed to the west side of the road frontage with some 8 no. spaces to 
the west of the building.  The access and parking arrangements have been 
previously approved in July 2004. 
 

3. Supporting information has been submitted by the Local Education Authority 
confirming that at present there are 75 full time and 8 part time pupils at the school 
with 7 full time members of staff and 2 part time staff.  The present proposal is 
simply to replace the mobile classrooms with permanent classrooms.  This would 
not involve an increase in the number of classrooms at the school and would tie in 
with the Welsh Assembly’s wish that all schools should be “fit for purpose” by 
2010.  Education does recognise the restrictions on parking facilities but this 
scheme does provide for some on-site parking for staff/visitors. 

 
RELEVANT PLANNING HISTORY: 
4. 31/2004/0688/PF 

Erection of infill extension to form classroom and construction of car park – 
GRANTED – 9/7/2004 (extension was sited where library extension is now 
proposed). 

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

Policy GEN 6     -   Development Control Requirements 
Policy CF1        -   Community Facilities 
Policy TRA 9     -  Parking and Servicing Provision 
 
Government Guidance 
Planning Policy Wales, March 2002   

 
MAIN PLANNING CONSIDERATIONS: 
6.   

i) Principle of extensions 
ii) Impact on residential amenity 
iii) Impact on visual amenity 
iv) Impact on highway safety 

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

 
i) Planning permission was granted in July 2004 for an extension in the location 

of the proposed library extension.  This permission also authorised the 
vehicular access and parking area now proposed again.  The classroom 
extension to the rear of the school building would replace 2 no. mobile 
classrooms making the principle of this development acceptable. 
 

ii) The proposed building extensions are sited such that their physical presence 
would not have any direct detrimental impact upon any nearby neighbouring 
dwelling.  The properties nearby are sited to the south of the school site with 
the nearest being over 50m from the proposed development.  The indirect 
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impact on residential amenity will be addressed in paragraph iv) below. 
 

iii) The size, scale and design of the proposed extensions, ramp and parking 
area would not cause any detriment to the visual amenities of the site or 
surroundings.  The removal of the mobile classrooms for more permanent 
structures will serve to improve the visual appearance of the site. 
 

iv) The main contentious issue in relation to this proposal is the concerns raised 
locally about the difficulties experienced by vehicles trying to park at or near 
the school.  It is acknowledged that, like many rural and urban schools, 
parking problems do exist at this school at peak times of the day.  In relation 
to this proposal, however, one must have regard to the points raised in 
paragraph 3 of this report.  This proposal does not involve the creation of 
additional classrooms but merely involves the replacement of mobile 
classrooms.  The access and parking area has been granted previously and it 
is not considered there are any valid highway safety grounds to refuse this 
specific proposal.   

 
SUMMARY AND CONCLUSIONS: 

8. There was no material planning objections to the scheme which replaces existing 
mobile classrooms with permanent structures.  No additional classrooms are 
proposed with the access and parking area previously agreed. 

 
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. 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. 
4. The parking area indicated on the approved plan shall be surfaced and marked out 
prior to the extensions hereby permitted first being brought into use. 
 
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. In the interests of highway safety. 
4. In the interests of highway safety. 
 
NOTES TO APPLICANT: 
 
Your attention is drawn to the enclosed response from the Environment Agency. 
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5 and 10. 
 
Your attention is drawn to the attached Part N form (New Road and Street Works Act 1991). 
 
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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  NMJ 
ITEM NO: 
 

3 

WARD NO: 
 

Trefnant 

APPLICATION NO: 
 

31/2005/1288/ PF 

PROPOSAL: 
 
 

Change of use of land from agricultural to equestrian use and erection of 'L' 
shaped stable block and wooden store and retention of alterations to 
access 

LOCATION: Field to Rear Of Cae Onnen   Glascoed  Abergele 
 

APPLICANT: Mrs J  Regan  
 

CONSTRAINTS: Ancient Woodland 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

1. CEFN MEIRIADOG COMMUNITY COUNCIL 
”No objection” 
 

2. HEAD OF TRANSPORATION AND INFRASTRUCTURE 
No objection subject to conditions on approval. 
 

3. PUBLIC PROTECTION 
Awaiting response 
 

RESPONSE TO PUBLICITY: 
Letters of representation received from the following: 

1. Mr & Mrs J. S. Radcliffe, Cedmor, 4 Cae Onnen, Glascoed 
2. D. & J.W. Sykes, Wern, Groesffordd Marli,  
3. Dr. A.J. & Mrs S. E. Stoll, Tyn y Gongl, 1 Cae Onnen, Glascoed 
4. Ms F. Vernon, 7 Cae Onnen, Glascoed 
5. Mr R Cooper, 6 Ffynnon Nefydd, Llannefydd 

 
Summary of planning based representations: 

i) Fear that if application is approved the site will be used for commercial activity or 
for prompting new build in the open countryside. 

ii) Parking, access and other highways issues. Concerns outline the removal of 
approximately 5m of hedgerow to create a new gateway onto the site, that the 
proposed hard standing area will be for the permanent parking of vehicles and 
that the access is dangerous. 

iii) Noise and light pollution from the proposed generator and lights. 
iv) Waste disposal and drainage issues.  The land slopes down towards the 

residential dwellings at the bottom of the site, fears of effluent runoff towards 
properties.   Accumulation and location of used bedding materials and means of 
removal. 

 
EXPIRY DATE OF APPLICATION: 19/12/2005   
 
REASONS FOR DELAY IN DECISION: 
 

timing of receipt of representations 
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PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site is located just outside the hamlet of Groesffordd Marli, to the 

rear of a row of 8 dwellings which make up the estate of Cae Onnen.  The site 
comprises of a field of approximately 0.88ha (2.1 acres) which is currently used for 
agricultural purposes.  It is relatively flat at the western end, but gently slopes 
down to the dwellings along Cae Onnen to the east. Some screening in the form of 
vegetation exists to the rear of those dwellings in Cae Onnen.  A single gate 
entrance allows access into the field.  However, an additional gate has been 
inserted alongside to provide access into the application site,  The site has been 
recently been fenced to the rear and along the middle to create two separate field 
parcels.  A densely wooded area lies to the west of the site. 
 

2. The proposal is to change the use of the land in order for the applicant to keep and 
stable their own horse.  The applicant currently has one horse, but has stated that 
they may obtain another in the future.  An L shaped stable block (49m²) with two 
stables, a tack room and a store is also proposed. It is proposed to locate the 
building in the corner of the field, furthest from those dwellings at Cae Onnen and 
furthest from the road that runs alongside the field. A generator to provide 
electricity for the lighting is also proposed adjacent to the building.  The building 
will be 3m in height to the ridge and will be erected of timber materials and a black 
felt roof.  It is proposed to sit the building on an 8m x 11m concrete base. 

 
RELEVANT PLANNING HISTORY 
3. None 
 
PLANNING POLICIES AND GUIDNCE: 
4. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN 

Policy GEN3 – Development outside development boundaries 
Policy GEN6 – Development control requirements 
Policy ENV1 – Protection of the natural environment 
Policy ENP1 – Pollution 
Policy ENP4 – Foul and surface water drainage 

 
 
MAIN PLANNING CONSIDERATIONS: 
5.   

i) Principle of development 
ii) Highways issues 
iii) Impact on residential amenity 
iv) Noise and lighting 
v) Waste and drainage issues 
vi) Other concerns raised by individuals 

 
6. In relation to the main planning considerations as noted above: 

 
i) Principle of development: The principle of changing the use of the land in this 

location is considered to be acceptable given the existing use of the land for 
grazing in connection with agriculture, and the location of the site in the open 
countryside.  In relation to a stable block being placed on the land for the 
personal use of the applicant, the criteria in Policy GEN6 has to be taken into 
consideration.  The proposed location of the building will occupy a slightly 
elevated position in relation to those dwellings on Cae Onnen, but the location 
is not considered to be prominent.  Therefore the impact on the wider 
surrounding landscape is minimal.  There is significant distance (100m) from 
the rear of the properties along Cae Onnen to the proposed stable building for 
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the proposal to be fully integrated into the wider landscape area and for it not 
look out of place against the backdrop of the woodland to the rear.   With this 
in mind, the principle of development is considered to be acceptable in 
relation to Policy GEN6 and satisfies Policy ENV1 on the protection of the 
natural environment.   
 

ii) Highways Issues: The road that runs adjacent to the application site is a 
Class 3 road.  Comments received from the highway engineer indicate that 
the proposal is acceptable and that conditions should be imposed in relation 
to access details and the parking and turning facilities on site.  Comments 
from concerned parties indicated that works to the access had been carried 
out before the granting of planning permission.  The access has been 
amended during the course of the application.  Re-consultations have been 
carried out, and comments from the highway engineer indicate that the 
alterations are acceptable subject to conditions. 
 

iii) Impact on residential amenity:  The proposed building has been located at a 
point on the site as to have a minimal impact on the residents of Cae Onnen.  
Given the levels of the site, the proposed stable block would be better 
located, from a visual aspect at the bottom corner of the field, directly to the 
rear of the dwellings at Cae Onnen.  The proximity of the building to residents 
in this location would be unacceptable.  The proposed stable will take 
advantage of a position much further away from those residential properties 
and is thus more acceptable in this location in relation to residential amenity. 
There will be no direct overlooking effect by the stables and, no loss of light to 
the rear of the properties. 
 

iv) Noise and lighting:  Concerns have been raised in relation to the noise 
created from the proposed generator and the effect of lighting the building on 
residential amenity and on the character of the countryside.  Subject to 
conditions in relation to these two aspects, the impact on residential amenity 
and on the character of the countryside can be minimised.  This will ensure 
compliance of the proposal with Policy ENP1 on pollution.  
 

v) Waste and drainage issues:  Representations received outline concerns in 
relation to the amount of waste generated by the proposal and the location of 
the muck heap.  The muck heap is to be located by the gate that provides 
access to the field and is to be removed from the site on a bi-annual basis.  A 
soak-away system is proposed on the site in addition to surface water 
drainage.  This is considered to be acceptable in relation to Policy ENP4 on 
foul and surface water drainage. 
 

vi) Other concerns raised by individuals:  Concerns have been made in 
representations received about the potential for commercial riding school and 
livery use to be associated with the site.  The proposal is purely for the 
personal use of the applicant.  A planning condition to restrict this use can be 
attached.  The potential for any other form of development on the site, 
including new residential development and changes of use of the building, 
would need the formal submission of a planning application and would be 
assessed on their merits under the relevant planning policies.   

 
SUMMARY AND CONCLUSIONS: 

7. The principle of development is considered to be acceptable in this location, with 
the proposal in accordance with Policies GEN6, ENV1, ENP1 and ENP4.  Issues 
in relation to noise and lighting, and concerns over the future use of the site can be 
overcome with suitably worded planning conditions.  The waste and drainage 
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factors are considered to be acceptable in relation to the intensity of use of the 
site. 

 
 

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 and 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. 
3. The stables hereby approved are for the personal use of the applicant only.  No 
commercial riding school or livery activity shall be run from the site at any time without the 
further granting of planning permission. 
4. Notwithstanding the submitted access details, a revised access layout shall be 
submitted to and approved in writing by the Local Planning Authority before development 
commences with the approved scheme implemented before the development is brought into 
use. 
5. The development hereby permitted shall not be brought into use until space, in 
accordance with details to be submitted to and approved in writing by the Local Planning 
Authority, has been laid out within the site for vehicles to be parked and for vehicles to turn so 
that they may enter and leave the site in a forward direction: these areas shall not be used for 
any other purpose other than the parking or turning of vehicles. 
6. Full details of the proposed generator, including noise emissions, shall be submitted 
to and approved in writing by the Local Planning Authority. 
7. Not withstanding the submitted details, all lighting methods shall be restricted to 
within the building and no additional or external lighting sources shall be installed on the site 
at any time without the written approval of the Local Planning Authority. 
8. The development hereby permitted shall not be used until a scheme for disposal of 
foul and surface water drainage, and foul water matter has been submitted to and approved in 
writing by the Local Planning Authority.  Disposal shall thereafter be carried out in accordance 
with the approved scheme. 
 
 
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. In the interest of residential amenity 
4. To provide for the parking of vehicles clear of the highway in the interest of traffic 
safety. 
5. To ensure the formation of a safe and satisfactory access. 
6. In the interest of residential amenity and to safeguard the character of the 
countryside. 
7. In the interest of residential amenity and to protect the character of the countryside. 
8. In the interest of residential amenity and to safeguard the character and appearance 
of the open countryside. 
 
 
NOTES TO APPLICANT: 
 
None 
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  NMJ 
ITEM NO: 
 

4 

WARD NO: 
 

Prestatyn North 

APPLICATION NO: 
 

43/2005/0747/ PF 

PROPOSAL: 
 

Erection of tree climbing and silviculture centre 

LOCATION: The Spinney Wood  Sandy Lane   Prestatyn 
 

APPLICANT: Mr N  Billington  
 

CONSTRAINTS: Tree Preservation Order 
C1 Flood Zone 
Tidal Floodplain 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

1. PRESTATYN TOWN COUNCIL 
”No objection” 
 

2. PRINCIPLE COUNTRYSIDE OFFICER 
The size of the building is rather out of scale for the site, but there are no 
implications for the trees therefore offers no objections to the proposal 
 

3. HEAD OF TRANSPORT AND INFRASTRUCTURE 
No objections subject to conditions on approval. 
 

4. COUNTY ECOLOGIST 
No comments to make other than the trees should be protected during and after 
the development and additional native planting be accommodated where feasible. 
 

5. ENVIRONMENT AGENCY 
No objection subject to conditions to minimise the potential impacts of flood risk on 
approval. 
 

6. NETWORK RAIL 
No objection 

  
 
RESPONSE TO PUBLICITY: 

Letters of representation received form the following: 
1.  Mr & Mrs A Reynolds, 34 Sandy Lane, Prestatyn 
2.  Mr & Mrs Armstrong, 30 Sandy Lane, Prestatyn 
3.  Mr & Mrs Edwards, 32 Sandy Lane, Prestatyn 
 
Summary of planning based representations: 

i) Access and parking, and an increase in the amount of traffic along a busy 
road 

ii) Protection of existing trees and replacement of those that have been felled 
iii) Opening hours of centre 
iv) Noise and disturbance  
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• 
• 
• 

v) Over commercialisation of a residential area 
 

 
EXPIRY DATE OF APPLICATION:   19/09/2005 
 
REASONS FOR DELAY IN DECISION: 
 

delay in receipt of key consultation response(s) 
additional information required from applicant 
re-consultations / further publicity necessary on amended plans and / or 
additional information 

 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site is located along Sandy Lane, within the development boundary 

of Prestatyn.  The railway line runs along the rear of the site, with Sandy Lane 
running adjacent to the front of the site.  There are a number of mature trees, 
including beech, sycamore and ash which are all subject to Tree Preservation 
Orders (TPO).  The area of the site is approximately 0.35ha (0.87 acres) and 
currently has a redundant building in the south west corner (28m²).  The main 
access on to the site is via a single gateway off Sandy Lane. 
 

2. The proposal is to use the site as a tree climbing and silviculture (the culture of 
trees) centre, and as a storage area for implements used by the applicant in his 
ground maintenance business which is currently located in Meliden.  The proposal 
involves replacing the existing building with a new building (225m²).  The proposed 
building will have a lean to roof, sloping down towards Sandy Lane.  It will have a 
climbing area and an equipment store, classroom and reception area at ground 
floor level.  An office and two catwalk areas for the upper part of the climbing wall 
are proposed at first floor level. 
 

3. The applicant proposes to run courses for tree contractors, members of the public 
and schools to teach them about tree species, maintenance, replanting, scaling 
trees and safety.  The course would be run on a fortnightly basis and would last 
between 1 and 5 days. 

 
RELEVANT PLANNING HISTORY: 
4. None 
 
PLANNING POLICIES AND GUIDANCE: 
5. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN  

Policy STRAT1 – General 
Policy STRAT7 – Environment  
Policy GEN1 – Development within development boundaries 
Policy GEN6 – Development Control Requirements 
Policy ENV1 – Protection of the natural environment 
Policy ENV7 – Landscape/Townscape features 
Policy REC1 – Protection of existing open space 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales (March 2002) 
TAN10 – Tree Preservation Orders 
 

MAIN PLANNING CONSIDERATIONS: 
6.   

i) Principle of development  
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ii) Impact on trees 
iii) Highway considerations 
iv) Impact on residential amenity 
v) Flooding issues 

 
7. In relation to the main planning considerations: 

 
i) Principle of development: The application site is designated as an area of 

existing open space (REC1) under the Denbighshire Unitary Development 
Plan.  This policy states that the loss of existing open space will only be 
permitted where the proposal seeks to retain and enhance the open space by 
the redevelopment of a small area of the site, that provision is made for other 
equivalent community recreational benefit and that there would be an overall 
community gain from the proposal which would have no unacceptable harm 
on the amenity of the area.  The proposal to redevelop part of the site replace 
the redundant building and to provide a use on the site that would have both 
community benefit and provide for the long term maintenance of the trees is 
considered to be acceptable in relation to this policy, and Policy STRAT1, 
STRAT7 and GEN6 of the Unitary Development Plan.  The proposal is 
therefore supported in principle.   
 

ii) Impact on trees:  All trees on the site are protected by TPO’s.  Policies ENV1 
and ENV7 seek to protect the landscape and biodiversity of the county and 
retain features of substantive value to both the landscape and the townscape.  
Policy ENV7 further notes that any proposed development that will cause any 
harm to these features will only be permitted where appropriate mitigation 
measures are taken to protect these features.  The proposal seeks to protect 
the trees on the site during construction and offers a longer term 
management opportunity for the trees to ensure their protection in the future.  
Further landscaping is proposed on the site to replant those trees that have 
been removed for safety reasons, and to further landscape the site. The 
species to be replanted include species of beech, Acer (maples and 
sycamores), Sorbus (whitebeam, rowan and mountain ash) and Prunus 
(cherry).  The Principal Countryside Officer offers no objections to the 
proposed scheme and is content that there will be no adverse impact on the 
trees as a result. 
 

iii) Highway considerations:  There is an existing access on to the site which is to 
be improved as part of the application.  Highways consider that 15 parking 
spaces and 3 spaces for bicycles are adequate for the proposal. However, 
with regard to the sensitive nature of the site and in the interest of visual 
amenity, specific car parking layouts could be further agreed by condition on 
any approval.   
 

iv) Impact on residential amenity:  Residential dwellings are located on the 
opposite side of Sandy Lane, fronting the application site.  Concerns have 
been raised in relation to parking, noise, hours of operation and ultimately the 
protection of the trees.  The applicant has specified that the courses proposed 
at the site will be run on a fortnightly basis; the activity will therefore be 
relatively low key. Conditions can be imposed to restrict the hours of 
operation. 
 

v) Flooding issues:  The application site is located within a C1 zone.  A Flood 
Consequence Assessment has been submitted as part of the application 
process.  The Environment Agency has agreed that the effects of flooding on 
any development on the site can be managed to a reasonable level and have 
suggested conditions to attach to any approval. 
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SUMMARY AND CONCLUSIONS: 
8. The principle of development is considered to be acceptable, with the proposal in 

accordance with Policies REC1, GEN6, STRAT1 and STRAT7 of the Denbighshire 
Unitary Development Plan.  The impacts in relation to the trees, neighbours, 
highways and flooding are considered acceptable and in some respects can be 
mitigated against by 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. 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. 
3. All trees and hedges to be retained as part of the development hereby permitted shall 
be protected during site clearance and construction work by 1 metre high fencing erected 1 
metre outside the outermost limits of the branch spread, or in accordance with an alternative 
scheme agreed in writing by the Local Planning Authority;  no construction materials or 
articles of any description shall be burnt or placed on the ground that lies between a tree trunk 
or hedgerow and such fencing, nor within these areas shall the existing ground level be raised 
or lowered, or any trenches or pipe runs excavated, without prior written consent of the Local 
Planning Authority. 
4. 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. 
5. 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 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. 
6. The use hereby permitted shall not be carried out outside the following times and 
days:- 
Mondays to Fridays - 0800 to 2000 hours 
Saturdays - 0800 to 1800 hours 
At no time on Sundays or Bank Holidays. 
 
7. No machinery or materials shall be stored outside the building(s) on the application 
site. 
8. The development hereby permitted shall not be brought into use until space, in 
accordance with details to be submitted to and approved in writing by the Local Planning 
Authority, has been laid out within the site for vehicles to be parked and for vehicles to turn so 
that they may enter and leave the site in a forward direction;  these areas shall not thereafter 
be used for any purpose other than the parking or turning of vehicles. 
9. The floor slab level shall be set at no less than 6.5 m AOD. 
10. 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 
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approved scheme shall be completed before the building(s) is(are) first occupied. 
11. A notice shall be displayed within the communal area of the building hereby 
permitted, indicating the most appropriate safe route away from the site in times of flood. 
 
 
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. In order to ensure that trees and hedges to be retained are not damaged by building 
or engineering works. 
4. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development. 
5. To ensure a satisfactory standard of development, in the interests of visual amenity. 
6. In the interests of amenity of occupiers of neighbouring properties. 
7. In the interests of visual amenity. 
8. In the interests of amenity and highway safety by ensuring that adequate space is 
available for all vehicles visiting the property to park and turn clear of the highway. 
9. To minimise risk of flooding. 
10. To ensure satisfactory drainage of the site and to avoid flooding. 
11. To minimise risk to occupants. 
 
 
NOTES TO APPLICANT: 
 
None 
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  SWJ 
ITEM NO: 
 

5 

WARD NO: 
 

Rhuddlan 

APPLICATION NO: 
 

44/2005/0081/ PF 

PROPOSAL: 
 
 

Erection of 38 dwellings, provision of open space and construction of new 
roadway from existing amended access 

LOCATION: Abbey Nurseries  Abbey Road Rhuddlan  Rhyl 
 

APPLICANT: K & C  Developments Ltd.  
 

CONSTRAINTS: Scheduled Ancient Monument 
Conservation Area 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

1. RHUDDLAN TOWN COUNCIL 
”Recommends the application for permission.” 
 

2. ENVIRONMENT AGENCY 
Recommends conditions relating to future approval of scheme of surface water 
regulation from site.  Advises that previous activities on site may have caused 
contamination of soils, sub-soils and groundwater.  Recommends condition 
investigating nature and extent of contamination and appropriate remediation. 
 

3. BABTIE/WELSH WATER  
Objection until a comprehensive drainage scheme can be provided. 
 

4. CPAT  
Recommends planning conditions to address archaeological issues arising from 
previous grant of Scheduled Ancient Monument Consent. 
 

5. CADW 
Scheduled Monument Consent (SAMC) was granted for the development on the 
scheduled part of the area. Archaeological conditions on the SAMC should be 
repeated on the planning permission. 
 

6. HEAD OF HOUSING SERVICES 
Recommends 11 affordable units as shared equity. 
 

7. COUNTY ARCHAEOLOGIST 
Advises site of extremely important archaeological value, previous excavations in 
1960’s having confirmed this.  Acknowledges site has Scheduled Ancient 
Monument Consent and therefore does not object subject to imposition of 
satisfactory conditions 
 

8. SENIOR CONSERVATION OFFICER  
Requests inclusion of visual interest appropriate to the conservation area location. 
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9. HEAD OF TRANSPORT & INFRASTRUCTURE  
No objection subject to the inclusion of conditions on the siting of the access, 
visibility splay and facilities to turn within the site. 

 
 
RESPONSE TO PUBLICITY: 

Letters of representations received from: 
1. Mr Gordon Summers & Miss C Logan, Mordwy, Hylas Lane, Rhuddlan 
2. Mrs E Collinson, Maesteg, Abbey Road, Rhuddlan 
3. Mr C Blythin, Y Fron, Abbey Road, Rhuddlan 
4. J Kelly, Keltree, Abbey Road, Rhuddlan 
5. Mrs C Horton, Bodlondeb, Abbey Road, Rhuddlan 
6. R & S Jones, Bryn Gwyn, Abbey Road, Rhuddlan 
7. Chris Ruane MP (on behalf of Mr Blythin), House of Commons, London 
 
Summary of planning based representations.  
Impact on visual amenity

i) 38 dwellings would detract from the character of the locality 
ii) Adverse change to the rural character to high density development. 
iii) Would the limestone/landscaped area be replaced 

 
Effect on privacy

i) Three storey dwellings would overlook a private garden and property and 
others on Hylas Lane. 

ii) Increased noise and disturbance during construction phase. 
 

Landscaped Areas
i) Open space areas should cater for children  
ii) Trees on the boundaries of the site should be retained. 

 
Highway safety concerns

i) Traffic generation in excess of 60 cars onto a limited access point. 
ii) Pedestrian safety concerns with on road parking and volume of traffic using 

Abbey Road. 
 

Drainage concerns
i) Surface water flows can cause flooding in the locality. 

 
Inaccurate information

i) Application details at odds with the proposed development in respect of 
demolition of buildings, felling of trees and land ownership. 

 
 
EXPIRY DATE OF APPLICATION:   24/03/2005 
 
REASONS FOR DELAY IN DECISION: 
 

• Applicant has requested a reduction to the 106 Commuted Sum. 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. Members may recall considering this particular proposal at the 20th April 2005 

Planning Committee meeting.  The application was submitted to the Local 
Planning Authority in January 2005. 
 

2. The Committee accepted the officer recommendation in April 2005 to approve the 
proposal, subject to the completion of a Section 106 Obligation and compliance 
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with conditions.   For clarity, the obligation required the following:- 
 
• provision of 10 affordable housing units on site 
• total commuted sum payment involving £57,200 for the provision and 

maintenance of off-site open space and maintenance/management agreement 
of on site open space. The commuted sum figure was calculated using the 
authority’s standard calculation formula and costs in place in April 2005. 

 
3. The applicant has now requested that the Local Planning Authority consider a 

reduction in the total amount of the commuted sum payment, based on the 
following arguments:- 
 
i) Subsequent to the Planning Committee resolution, there have been lengthy 

discussions to resolve and ultimately reach agreement on the sale price for 
affordable residential units. 
 

ii) There are exceptionally high costs associated with the requirement for on-site 
archaeology works and supervision, special foundations, additional drainage 
and additional fill to adoptable roads.  A detailed cost break down for these 
specific works has been submitted for information.   

 
iii) Aside from the legal obligation requirements, a condition of the draft 

permission (No. 14) requires the implementation of an on-site equipped 
children’s play area. 
 

4. The request for reconsideration of the commuted sum payment obliges officers to 
re-present the application to the Committee.  
 

5. The application is for permission to erect 38 dwellings, and includes the following 
elements: 
i) Thirty eight dwellings of which 10 are detached 4/5 bedroom dwellings 

arranged around a cul-de-sac head.  One dwelling would front onto Abbey 
Road with a paired access arrangement with the adjoining dwelling Gwenallt. 

ii) Two blocks of three storey apartments accommodating 10 (2 bedroom flats) 
adjoining the school playing field boundary and Hylas Lane.  Housing block 
(10-19) would provide the affordable housing provision. 

iii) Two blocks of three storey town houses (2 bedrooms) to the rear of Gwenallt 
and facing Nanz. 

iv) Two landscaped areas of open space (landscaped children play area next to 
the town houses and informal open area adjoining apartment block unit 20-
29). 

v) The existing access serving the former Nursery would be widened.  The front 
stone boundary wall would be rebuilt at a height of 1 metre behind the 
visibility site line.  New pavements would align the internal estate road leading 
to the site. 
 

6. The site comprises a roughly ‘T’ shaped parcel measuring approximately 1.4ha in 
area located predominantly within the development boundary of Rhuddlan with 
access frontage to Abbey Road.  It is bounded to the north and west by a 5 – 6 
metre high conifer hedgerow with Ysgol y Castell playing field beyond to the west 
and a mix of two/two and a half storey dwellings beyond to the north.  Along the 
eastern boundary of mixed fences and hedgerows lies a range of dwellings with 
relatively deep gardens.  The southern boundary comprises a 2 metre high hedge 
with Pleasant View Camp beyond to the south.  The site has ceased its operation 
as a commercial nursery and the majority of the glasshouses and other structures 
on the land have been removed. 
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7. The western and southern halves of the site lie within a scheduled ancient 
monument and conservation area.  In accordance with national planning advice 
the application has sought and received the grant of Scheduled Ancient Monument 
Consent from CADW in advance of submitting the planning application.  The form 
of proposed development is heavily constrained by the limitations and 
requirements of the Scheduled Ancient Monument Consent (SAMC). 
 

8. Outline planning application code 44/2003/1111/PO was resolved to be granted by 
the Planning Committee meeting of the 25 February 2004, subject to the signing of 
a 106 obligation.  The legal obligation has not been signed and the application now 
before the Committee is submitted by a different developer.  The unsigned legal 
obligation covered an off-site open space commuted sum payment.  The 
application was to develop the land for the erection of 23 dwellings (six were 
provided for affordable housing).  The layout plan showed a simple linear form of 
development served by an access off Abbey Road.  An area of open space (to 
provide a children’s play area) was also shown in the north-east corner of the site. 
 

RELEVANT PLANNING HISTORY: 
9. 44/2003/1111/PO Development of 1.4 ha of land for residential purposes and 

alterations to existing vehicular access (outline application) Resolved to be 
Granted 25 February 2004. (Subject to Section 106 agreement)  

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

Policy GEN 1  - Development within development boundaries 
Policy GEN2   - Development of un-annotated land 
Policy GEN3   - Development outside development boundaries 
Policy GEN6  - Development control requirements 
Policy CON5  - Development within conservation areas 
Policy CON6  - Development adjacent to conservation areas 
Policy CON7  - Demolition in conservation areas 
Policy CON10  - Scheduled ancient monuments 
Policy HSG3   - Housing development in main villages 
Policy HSG10  - Affordable housing within development boundaries 
Policy EMP10  - Protection of employment land 
Policy REC2  - Amenity and recreational open space in new 
developments 
Policy TRA6   - Impact of new development on traffic flows. 

 
SUPPLEMENTARY PLANNING GUIDANCE 
Note 4 – Recreational Public Open Space, 2003 

 
GOVERNMENT GUIDANCE 
Planning Policy Wales March 2002 (9.3, 6.5) 
Circular 60/96 Planning and the Historic Environment - Archaeology 
Circular 61/96 Planning and the Historic Environment – Historic Buildings and 
Conservation Areas.  
Circular 13/97 Planning Obligations 
 

 
MAIN PLANNING CONSIDERATIONS: 
11.  

i) Principle of development 
ii) Visual impact 
iii) Effect on privacy 
iv) Impact on Scheduled Ancient Monument/Conservation Area 
v) Highway safety 
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vi) Affordable housing 
vii) Drainage 
viii) Open space/commuted sums 

 
12. In relation to the main considerations; 

 
i) The principle of the development 

The site comprises previously developed land located almost in its entirety 
within the development boundary of Rhuddlan.  Outline planning application 
44/2003/1111/PO in effect has established the principle of residential 
development on the site.  The application in outline for 23 dwellings was 
considered a low density for 1.4 hectares of land.  It is considered that in line 
with government guidance an increased density would make better use of 
previously development land within a settlement boundary.  Even with the 
proposed increase in dwelling numbers to 38 (on average 27 dwellings per 
hectare) it is below what is generally an accepted standard in national 
guidance as (on average 30 dwellings per hectare).  It is considered however 
there are mitigating reasons to be weighed in the balance given the planning 
history and archaeological issues dealt with under item (iv) of this report.  The 
principle of the development is considered acceptable given surrounding land 
uses subject to the development meeting normal development control 
requirements. 
 

ii) Visual impact 
The proposed development shows three storey apartment blocks and town 
houses on the northern part of the site to the rear of Gwenallt on Abbey Road 
and Hylas Lane, adjoining also in part the school playing field.  Generally the 
predominant scale of dwellings in the area is two storeys but there are 
notable exceptions at Plas Llewelyn (2 to 3 storey), Gwenallt and a terrace of 
dwellings on Hylas Lane backing onto the site.  It is considered that the scale 
of the development is acceptable.  The revised layout and illustration shows 
an acceptable form of development. 
 

iii) Effect on privacy 
Concerns have been raised with regard to the effect of the proposal on the 
privacy of neighbouring properties.  The effect of siting apartment block unit 
10-19 adjoining Hylas Lane has been raised as a particular concern.  The 
gable end of this unit has two dining room windows facing Hylas Lane.  The 
height of this part of this unit has two dining room windows facing Hylas Lane.  
The height of this part of the building is however two storey with a hipped roof 
design.  The gable end wall would be sited some 16 metres from the rear 
garden areas of properties on Hylas Lane.  This distance is considered 
acceptable and within the recognised standard.  There is a private road 
serving the back of these properties and provides a barrier between the site 
and neighbouring properties, there is also a significant Leylandi hedge on this 
boundary.  The revised layout, scale and siting of buildings is considered 
acceptable overall and would not in my opinion adversely effect the privacy or 
outlook of surrounding neighbouring properties. 
 

iv) Impact on Scheduled Ancient Monument 
The basis for the control of development affecting areas of archaeological 
interest is that the desirability of preserving an ancient monument and its 
setting is a material consideration in determining a planning application.  
Where nationally important remains are likely to be affected, there should be 
a presumption in favour of their physical preservation in situ.  An 
archaeological assessment has been undertaken – the report was also 
submitted to CADW in support of the application for scheduled ancient 
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monument consent, along with details such as foundations design and 
drainage details.  The SAMC addresses the archaeological issues 
satisfactorily and contains stringent conditions aimed at securing preservation 
of the archaeological interest intact and the manner in which any 
development is implemented.  CADW have advised that there is no need to 
revisit the SAMC consent and request the same planning conditions are 
imposed on this application. 
 
Impact on the Conservation Area 
The site is separated from Rhuddlan Castle by the school playing field and 
would be viewed against the backdrop of residential development beyond.  
The impact on the overall Conservation Area is considered acceptable.  The 
proposal in officer’s opinion enhances the character and appearance of the 
Conservation Area. 
 

v) Highway safety 
The site was a working horticultural nursery.  It attracted commercial vehicles 
and articulated lorries on a regular basis.  This caused an acknowledged 
highway problem with vehicles having to wait in the highway as lorries 
reversed into the site.  There is no objection raised from the Head of 
Transport and Infrastructure to this development from a highway safety point 
of view.  The vehicular access and boundary treatment onto Abbey Road has 
been revised and broadly accords with the outline planning approval. 
 

vi) Affordable housing 
Ten affordable housing units are offered within one housing block (unit 10-
19).  It is considered impractical to split the provision between the different 
housing blocks in this case.  The increase in the provision on site from the 
outline is welcomed given its location within the settlement limits.  In addition 
there is considerable development costs involved with this site in terms of 
archaeology, scheduled monument consent and remediation of site 
contaminates.  The provision is therefore considered acceptable in terms of 
provision of affordable housing units. 
 

vii) Drainage concerns 
There is no evidence from the consultation responses that infrastructure such 
as drainage systems cannot accommodate the development from the site.  
The Environment Agency request conditions to be imposed on the planning 
permission. 
 

viii) Open Space/Commuted Sum Payment 
There is no dispute over the principle of providing some area of open space 
on site, and payment of a commuted sum in lieu of full on site provision.  
There are clearly higher than normal development costs involved here, with 
works around a scheduled monument, archaeological features, and 
contaminated land, which in officer’s view merit sympathetic consideration. 
Discussions are also ongoing in terms of the provisions of a children’s play 
area on site. The specific issues in this case is the significance of additional 
costs in relation to average building costs for comparable sites, together with 
sustaining on site open space area, and the contributions to off site provision 
and maintenance. In order to investigate and conclude on the significance of 
the cost totals provided by the applicant, the County Council’s Valuation and 
Estates Section have been consulted. Their observations and conclusions will 
be reported at the Planning Committee meeting.  
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SUMMARY AND CONCLUSIONS: 
13. The merits of the application have been considered and have been accepted in 

April 2005.  There have been no material changes to the proposals or to planning 
policies since that time.  The main issue is the request to reduce the open space 
commuted sum payment, having regard to abnormal development costs and 
current Council open space cost figures. 

  
14. Should the County’s Valuation and Estates Section confirm the abnormal 

development costs for the site, the Local Planning Authority will be in a position to 
suggest a reasonable figure based on the above.  
 

15. The recommendation is subject to the applicants completing a Section 106 
Obligation within 6 months of  the date of the Planning Committee, requiring the 
following: 
• Provision of 10 affordable housing units (Block 10-19) 
• Commuted sums for provision of off-site open space and for maintenance of off 

site open space. 
 

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. None of the dwellings hereby approved shall be occupied until the roads and 
pavements have been constructed to base coat level. 
3. The final dwelling of the development shall not be occupied until all the roads and 
pavements have been completed to adoption standard and all access splay walling have 
been completed or as otherwise agreed in writing by the Local Planning Authority. 
4. No dwelling(s) shall be occupied until the driveways and parking spaces within the 
curtilages have been provided with a drained hard surface, details of which shall be submitted 
to and approved in writing by the Local Planning Authority prior to the commencement of the 
development. 
5. No development shall take place within the application area until the applicant, or 
their agent or successors in title, has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation which has been 
submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall 
include details as required under the terms of conditions 1-14 inclusive of the Scheduled 
Ancient Monument Consent granted 1 August 2003 by CADW under ref: A-CAM/1/2/2987/6. 
6. No development shall take place until a detailed scheme showing the scope and 
arrangement of foundation design and all new ground works which may have an impact on 
archaeological remains (e.g. but not exclusively meaning excavations, drainage runs, 
highway construction works, services and infrastructure, landscaping, level changes or the 
importation of material) has been submitted to and approved in writing by the Local Planning 
Authority; the development shall thereafter be carried out strictly in accordance with such 
details as may be approved. 
7. Development shall not begin until a scheme to deal with contamination of the site has 
been submitted to and approved in writing by the Local Planning Authority; the scheme shall 
include details of an investigation and assessment to identify the extent of contamination and 
the measures to be taken to avoid risk to the environment when the site is development. 
8. 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 dwellings are first occupied. 
9. All trees and hedges to be retained as part of the development hereby permitted shall 
be protected during site clearance and construction work by 1 metre high fencing erected 1 
metre outside the outermost limits of the branch spread, or in accordance with an alternative 
scheme agreed in writing by the Local Planning Authority; no construction materials or articles 
of any description shall be burnt or placed on the ground that lies between a tree trunk or 
hedgerow and such fencing, nor within these areas shall the existing ground level be raised or 
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lowered, or any trenches or pipe runs excavated, without prior written consent of the Local 
Planning Authority. 
10. 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. 
11. 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 dwelling/completion of the development/commencement of 
the development/next planting and seeding season] 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. 
12. A landscape management plan, including long term design objectives, management 
responsibilities and maintenance schedules for all landscaped areas, other than small 
privately owned, domestic gardens, shall be submitted for the consideration of the Local 
Planning Authority prior to the occupation of any dwellings and the landscape management 
plan shall be carried out as approved in accordance with such time scale to be agreed in 
writing by the Local Planning Authority. 
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 roofs of the development hereby permitted and no 
materials other than those approved shall be used. 
14. No development shall commence until details of the recreational open spaces and 
equipped children's play area have been approved in writing by the Local Planning Authority, 
and the approved details shall be implemented in full before the occupation of the final 10 
dwellings on the site and those areas shall not thereafter be used for any purpose other than 
as public open spaces. 
15. Notwithstanding the provisions of Classes A, D, E, F and G of Part 1 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 said Classes shall be carried out to dwelling units 30 - 38 without further grant of 
planning permission of the Local Planning Authority. 
16. No development hereby permitted shall be occupied until the junction between the 
proposed access road and the highway has been constructed in accordance with the plans 
hereby approved. 
17. Provision shall be made within the site for secure cycle parking prior to the 
occupation of the flats (units 10 - 29) hereby permitted in accordance with details to be 
submitted to and approved in writing by the Local Planning Authority. 
18. The bin storage areas shown on the approved plan shall be provided before any of 
the flats to which it relates are occupied. 
 
 
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 interest of highway safety and to ensure the development is served by a 
satisfactory form of access prior to completion of the service road. 
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3. In the interests of highway safety and visual amenity. 
4. To ensure that each dwelling is served by a safe and satisfactory access and parking, 
in the interests of highway safety. 
5. In the interests of preservation of the Scheduled Ancient Monument. 
6. In the interests of preservation of the Scheduled Ancient Monument. 
7. To ensure that the extent of contamination is established and that adequate steps are 
to be taken to deal with the contamination. 
8. To ensure satisfactory drainage of the site and to avoid flooding. 
9. In order to ensure that trees and hedges to be retained are not damaged by building 
or engineering works. 
10. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development. 
11. To ensure a satisfactory standard of development, in the interests of visual amenity. 
12. To ensure a satisfactory standard of development, in the interests of visual amenity. 
13. In the interests of visual amenity. 
14. To ensure a satisfactory standard of development for future residents. 
15. In the interests of residential and visual amenity. 
16. In the interests of highway safety. 
17. To encourage sustainable travel patterns. 
18. To ensure the units are serviced by adequate storage and drying facilities in the 
interests of visual and residential amenity. 
 
 
NOTES TO APPLICANT: 
 
None 
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  SES 
ITEM NO: 
 

6 

WARD NO: 
 

Rhyl South West 

APPLICATION NO: 
 

45/2005/0984/ PO 

PROPOSAL: 
 
 

Demolition of existing buildings, development of 0.11 hectares of land by 
the erection of 13 No. apartments and construction of new vehicular and 
pedestrian access (outline application) 

LOCATION: Victoria Business Park  Victoria Road   Rhyl 
 

APPLICANT: Mr T  Hill  
 

CONSTRAINTS: Tidal Floodplain 
C1 Flood Zone 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 
5. RHYL TOWN COUNCIL 

”No objection” 
 

6. HEAD OF DEVELOPMENT SERVICES 
The evidence suggests that the present buildings may be in a sector with limited 
demand 
 

7. HEAD OF HOUSING SERVICES 
Interest expressed by Registered Social Landlords in purchasing the whole site. If 
not, 30% affordable and preference for social rented 
 

8. HEAD OF TRANSPORT & INFRASTRUCTURE 
Awaiting response on amended plan.  No objection to original proposal. 
 

9. WELSH WATER 
No objection subject to inclusion of conditions 
 

10. ENVIRONMENT AGENCY 
No objection but recommends that flood proofing and mitigation measures be 
incorporated into the design and construction of the building. (conditions to be 
attached to any permission). 

  
 
RESPONSE TO PUBLICITY: 

Letter of representation received from: 
Mr. & Mrs. Kinsey, 40, Victoria Road, Rhyl (petition with 22 signatories). 
 
Summary of planning based representations: 

i) Concerns that flooding has occurred in the street 
ii) Concerns on traffic and access issues 
iii) Impact on residential amenity 
 

 
EXPIRY DATE OF APPLICATION:   12/10/2005 
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• 
• 
• 

 
REASONS FOR DELAY IN DECISION: 
 

delay in receipt of key consultation response(s) 
additional information required from applicant 
protracted negotiations resulting in amended plans 

 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site contains a vacant 8 unit business centre located on the corner 

of Victoria Road with Vale Park.  The Business Centre is a 2 storey building which 
has been extended considerably with off street parking areas located to the front 
and side of the property. On the north east corner of Vale Park is the Rugby Social 
Club, and to the south west is Ysgol Emmanuel (Primary school). All other 
properties locally on Victoria Road and Vale Park are in residential use, comprising 
3 storey blocks of flats and 2 storey semi detached properties. Parking is available 
on street along Victoria Road and Vale Park with restrictions imposed outside the 
rugby club, application site and school.  
 

2. The site is located within  the development boundary of Rhyl and is within a Zone 
C1 (defined by development advice maps) tidal floodplain. 
 

3. This is an outline application proposing to demolish the existing buildings forming 
the business centre and to erect 13 no. apartments, with the construction of new 
vehicular and pedestrian access off Vale Park. The application seeks approval of 
the siting of the building and means of access.  All other matters including design, 
external materials and landscaping of the site are for further approval. The 
proposed  building would be a 3 storey block fronting Victoria Park, with an 
attached 2 storey block fronting Vale Park. Off street car parking spaces for 13 no. 
cars in addition to 4 no. visitor parking spaces are proposed. 
 

4. The site was the subject of a similar application for 13 apartments, submitted 
earlier in 2005.  The application was refused in July 2005 as there was no 
evidence submitted to support the loss of employment buildings, and no flood 
consequences assessment to address the flooding issue, given the location within 
a C1 flood zone.  The current application contains a statement from a local 
chartered surveyor on the marketability of commercial units on the site, and a 
Flood Consequences Assessment. 

 
 
RELEVANT PLANNING HISTORY: 

5. 45/2005/0323/PO – Demolition of existing buildings, development of land by the 
erection of 13 no. apartments and construction of new vehicular and pedestrian 
access (outline application) REFUSED 6th July, 2005 for the following reasons: 
 
1. In the absence of marketing information being provided the building is 
considered capable of providing an acceptable standard of accommodation for 
employment purposes conflicting with Denbighshire Unitary Development Plan 
Policy EMP 10 and guidance contained in Planning Policy Wales March 2002.  
 
2. The proposal would lead to highly vulnerable development to be located in Zone 
C1 (defined by development advice maps) tidal floodplain.  Such development 
should be directed to areas of lesser flood risk, unless the development is justified 
in this location.  The site is not allocated for housing and the loss of employment 
premises would be contrary to economic regeneration objectives and therefore 
fails the justifying test of paragraph 6 of TAN 15: Development and Flood Risk July 
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2004.  In the absence of a flood consequence assessment the risk of flooding is 
not known and appropriate mitigation measures have not been incorporated in the 
design, contrary to paragraph 7 of TAN 15 and Denbighshire Unitary Development 
Plan Policy ENP 6 and GEN 6 Criterion x) and guidance contained in Planning 
Policy Wales March 2002. 

 
PLANNING POLICIES AND GUIDANCE: 
Denbighshire Unitary Development Plan 
6. Policy GEN 1 Development within development boundaries 

Policy GEN 6 Development Control Requirements 
Policy ENP 6 Flooding 
Policy HSG 2 Housing Development in Main Centres 
Policy HSG 10 Affordable Housing within development boundaries 
Policy EMP 10 Protection of employment land/buildings 
Policy REC 2 Amenity and recreational open space requirements in new 
developments 
Policy TRA 6 Impact of new development on traffic flows 
 
SPG  4: Recreational Public Open Space 
SPG 21: Parking Requirements in New Developments 
SPG 22: Affordable Housing in New Developments 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales (March 2002) 
TAN 15: Development and Flood Risk 
TAN 18: Transport 
 

MAIN PLANNING CONSIDERATIONS: 
7.  

i) Principle of development 
ii) Loss of business units 
iii) Impact on residential amenity 
iv) Impact on visual amenity/street scene 
v) Highways/parking 
vi) Affordable Housing 
vii) Open Space 
viii) Flooding 
 
 
 

8. In relation to the main planning considerations: 
 
i) Principle of Development. - The principle of residential development within the 

development boundary of the town would be  acceptable in principle 
provided the proposal complies with other relevant polices in the UDP.  
 

ii) Loss of business Units - The business centre is not located within an 
allocated employment are and its loss would need to be assessed against 
Policy EMP 10. Following the previous refusal, information has now been 
provided as to why the building is no longer considered capable of providing 
an acceptable standard of accommodation for employment purposes. The 
Head of Development Services accepts that the buildings are in a sector with 
limited demand, and what demand does exist is for purpose built premises 
rather than conversions .   It is therefore considered that the proposal satisfies 
the criteria of Policy EMP 10 and the principle of redevelopment of the site is 
acceptable. 
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iii) Impact on residential amenity - The site directly abuts residential properties 
on Vale Park with other residential properties located immediately opposite on 
Victoria Road.  The plans show the 3 storey block to be set back from the 
frontage of the site by 4.9m and therefore a distance of approx 25m would be 
achieved between the proposed building and existing residential properties on 
Victoria Road. The property adjoining the site at 1, Vale Park, which is a 2 
storey property, is orientated away from the site and the side elevation of this 
property would be located approx. 9m away from the side elevation of the 
proposed 2 storey element of the development. Subject to a suitable design, it 
is not considered that the proposed apartments would have an unacceptable 
impact on the amenities of existing residents in the area. The apartments 
would be provided with off street car parking facilities and external bin storage 
area, and it is considered that an acceptable level of amenity would be 
afforded to future occupiers. 
 

iv) Impact on visual amenity - Within the locality there is a mix of house types,  
and a suitably designed 3 storey development  fronting Victoria Road and 2 
storey fronting Vale Park would not have a detrimental impact on the 
character of the area. There would be no adverse impact on the visual 
amenities of the street scene. It is not considered that the proposal would 
result in over development of the site. 
 

v) Highways/Parking - The Head of Transport and Infrastructure is satisfied with 
the access arrangements and car parking provision, subject to the inclusion of 
relevant conditions. Whilst concerns of local residents are acknowledged, it is 
not considered that the proposal would lead to a significant impact on traffic 
flows on Victoria Road or Vale Park.  The existing use of the site which 
comprises 8 no. Class B1 units must be considered. The off street parking 
facilities within the site, would provide sufficient space to meet the parking 
requirements of the development without affecting the current situation on 
Victoria Road.  
 

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

vii) Open space - The applicant is aware of the planning policy requirements for 
provision of open space in new development of 10 or more units. The size 
and type of development and in a location close to the town centre would 
support the case for the payment of a commuted sum to allow provision/ 
enhancement of open space elsewhere is the town. This is also a matter 
which can be dealt with by a suitably worded condition on outline consent.  
 

viii) Flooding - Following the previous refusal, a  Flood Consequence Assessment 
has been prepared and submitted with this application and the Environment 
Agency are satisifed with the conclusions. The Agency recommend that flood 
proofing and mitigation measures are incorporated into the design and 
construction of the proposed building. 

 
SUMMARY AND CONCLUSIONS: 

9. The principle of development within the development boundary is considered 
acceptable without a detrimental impact on residential or visual amenity. There 
would be no unacceptable impact on highway safety, with adequate car parking  
provided within the development. Affordable housing, open space and flood 
mitigation requirements can be covered by conditions. 
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RECOMMENDATION: - GRANT subject to the following conditions:- 
 
1. Approval of the details of the 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 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 as 
part of the development.  Such details shall include: 
(i)  30% affordable housing units and the type and location to be determined; 
(ii)  timing of the construction of the affordable housing; 
(iii)  the arrangement 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. 
5. No development shall be permitted to commence until the formal written approval of 
the Local Planning Authority has been obtained to a scheme for the provision and 
maintenance of open space in accordance with the policies of the Local Planning Authority 
6. No demolition shall take place before a contract for carrying out the works of 
redevelopment on the site has been made all reserved matters have been approved for the 
redevelopment for which the contract provides. 
7. 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. 
8. No surface water or land drainage run off shall be allowed to connect either directly or 
indirectly to the public sewerage system. 
9. The development shall be carried out in accordance with the flood proof construction 
techniques contained in the conclusions of the Flood Consequences Assessment report 
dated August 2005 by Weetwood to ensure: 
a) Finished floor levels are 200 mm above existing site levels 
b) All internal and external detailing is carried out in accordance with current best practice in 
CIRIA RP 675, including the provision of a safe refuge area. 
 
The reason(s) for the condition(s) is(are):- 
 
1. The application is for outline permission with details of siting and 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 order to ensure an adequate supply of affordable housing in accordance with 
planning policies HSG 10 of the Unitary Development Plan. 
5. In order to ensure an adequate provision of open space in accordance with planning 
policy REC 2 of the Unitary Development Plan. 
6. In the interests of the character and appearance of the area. 
7. To ensure a satisfactory standard of development, in the interests of visual amenity. 
8. To prevent hydraulic overloading of the public sewerage systems. 
9. To mitigate against the consequences of flooding in the area. 
 
NOTES TO APPLICANT    None 
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 EOC 
ITEM NO: 
 

7 

WARD NO: 
 

Rhyl East 

APPLICATION NO: 
 

45/2005/1245/ PF 

PROPOSAL: 
 
 

Change of use from Class A1 shop to Class A3 hot-food takeaway and 
erection of galvanised steel duct at rear 

LOCATION: 73  Rhyl Coast Road   Rhyl 
 

APPLICANT: Mr R B  Roose Coastal Newsagents 
 

CONSTRAINTS: Tidal Floodplain 
C1 Flood Zone 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

1. RHYL TOWN COUNCIL 
”No objection subject to consultation with adjoining property owners/occupiers.” 
 

2. HEAD OF TRANSPORT & INFRASTRUCTURE 
No objection 
 

3. WELSH WATER 
No objection 
 

4. PUBLIC PROTECTION 
No reply. 

  
 
RESPONSE TO PUBLICITY: 

Representation received from: 
1. Mr  Alan Yearsley, 75 Coast Road, Rhyl 

 
Summary of planning based representations: 

i) Late night noise and disturbance 
ii) Impact of odour from proposed vent 
iii) Proliferation of uses in the vicinity 

 
EXPIRY DATE OF APPLICATION:   11/12/2005 
 
REASONS FOR DELAY IN DECISION: 
 

•    Awaiting consideration at committee. 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. No. 73 currently operates as a newsagent, in a parade of 6 units located on the 

south side of Rhyl Coast Road with residential accommodation over.  The units are 
set back approximately 10m off the main road, with off road parking along the 
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frontage.   
 

2. The proposal is for change of use of A1 shop to A3 hot-food takeaway and the 
erection of a galvanised steel duct on side elevation. 
 

3. The proposed galvanised steel duct is located on the rear end of the east elevation 
of the property, measuring 3.5m in length and 0.5m width, 2m off ground floor 
level.  No further details have been provided. 

 
RELEVANT PLANNING HISTORY: 
4. None 
 
 
PLANNING POLICIES AND GUIDANCE: 
5. Denbighshire Unitary Development Plan 

GEN 1    - Development Within Development Boundaries 
GEN 6    - Development Control Requirements 
RET 10  - Local and Neighbourhood Shopping Centres 
RET 16  - Food and Drink- Hot Food Takeaways 
SPG 11  - Hot Food Takeaways 

 
MAIN PLANNING CONSIDERATIONS: 
6.  

i) Principle of use in this location 
ii) Impact on residential amenity 
iii) Highway issues 
iv) Objector comments 

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

 
i) The principle of the proposal is acceptable.  The change of use satisfies the 

criteria of Policy RET 16, as it is located within an allocated local shopping 
centre.  The proposal will not result in a cluster A3 uses as the adjacent 
properties are A1 units and this is in accordance with Policy RET 10.  
 

ii) Whilst there is residential accommodation over the retail units, it is not 
considered that the proposed use will impact significantly on residential 
amenity.  The proposed A3 use is considered comparable to other A3 uses 
nearby and the commercial nature of the local centre and busy main road. 
The opening hours of the property can be also be controlled by attaching a 
condition to the approval. The issue of smell and fumes can be addressed 
with an appropriate treatment system, which can be attached as a condition. 
 

iii) The Highways Department have no objection to the proposal.  There is off 
road parking along the parade which will avoid any potential parking issues 
with visitors to the premises.  
 

iv) The comments of the objector have been addressed in the planning 
considerations. 

 
 

SUMMARY AND CONCLUSIONS: 
8. The application is acceptable and is recommended for approval subject to the 

following conditions. 
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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 premises shall not be open to customers outside the following times and days: 
0800 hours to 23.00 hours  Monday to Saturday (inclusive) 
1000 hours to 2200 hours on Sundays 
3. Specific provision shall be made at all times when the shop 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. 
4. Prior to the commencement of the use of the premises, equipment for the treatment 
and extraction of fumes and smells resulting from the preparation and cooking of food shall be 
installed in accordance with details to be submitted to, and approved in writing by the Local 
Planning Authority.  Following its installation, the equipment shall be operated whenever 
preparation and/or cooking of food is taking place. 
 
 
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 amenity of occupiers of neighbouring properties. 
3. In the interests of amenity. 
4. In the interests of amenity. 
 
 
NOTES TO APPLICANT: 
 
The developer must provide a suitable grease trap to prevent entry into the public sewerage 
system of matter likely to interfere with the freeflow of the sewer contents or which would 
prejudicially affect the treatment and disposal of such contents.   This is to protect the integrity 
of the public sewerage system, and sustain an essential and effective service to existing 
residents. 
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  PJM 
ITEM NO: 
 

8 

WARD NO: 
 

Tremeirchion 

APPLICATION NO: 
 

47/2005/1138/ PF 

PROPOSAL: 
 
 

Part demolition & change of use of former derelict farmhouse to form 
agricultural building. 

LOCATION: Tyddyn Arthur  Waen   St. Asaph 
 

APPLICANT: Dr. M A  Lloyd Williams  
 

CONSTRAINTS: Public Footpath / Bridleway 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

11. TREMEIRCHION, CWM AND WAEN COMMUNITY COUNCIL 
”No objection.  However, the Community Council insists that a condition be 
included in the decision that at no time in the future shall this building be converted 
to a dwelling.” 
 

12. FOOTPATHS OFFICER 
No objection subject to no disruption to Public Footpath No. 4. 

  
 
RESPONSE TO PUBLICITY: 

Letters of representation were received from: 
1. Mr A Wilson, Plas y Cornel, Waen, St Asaph. 

 
Summary of planning based representation: 
i)  Concerns over vehicular access to new dwelling and agricultural building. 

 
EXPIRY DATE OF APPLICATION:   10/11/2005 
 
REASONS FOR DELAY IN DECISION: 
 

Need to refer to Planning Committee 
 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site is located to the east side of the Class C Waen Road just to 

the north of The Farmers Arms Pub and restaurant.  The site is currently occupied 
by a 2 storey, detached and vacant former dwelling with a recently constructed 
replacement dwelling to its east.  To the west of these buildings towards the Class 
C road are a group of redundant outbuildings which do not form part of this 
application site. 
 

2. A new residential access and splay exists onto the C road serving the new 
dwelling and the vacant former dwelling with a further gated agricultural access 
point for the redundant outbuilding to the north of that.. 
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3. Permission was granted in June 2000 for a demolition of the vacant and run-down 
dwelling and its replacement with the newly built property to its east.  A condition of 
that permission, however, required the demolition of the existing prior to the 
erection of its replacement.  A breach of that condition occurred which is currently 
being remedied by the submission of this current application.  Permission is sought 
to part demolish that vacant dwelling and change it’s use to create an agricultural 
building.  Submitted plans indicate the intention to take the current 2 storey 
dwelling down to single storey with the brickwork and render made good.  A new 
profiled steel roof would be erected with sheeted gates inserted at ground floor 
level in the front elevation. 
 

4. The application is reported to Planning Committee as the applicant is a close 
relative of a County Councillor. 

 
 
RELEVANT PLANNING HISTORY: 
5. 47/2000/0295/PF 

Demolition of existing dwelling and buildings and erection of replacement dwelling; 
construction of new vehicular access and installation of new sewerage treatment 
plan – GRANTED – 29/06/2000 -  Condition 2 of the planning permission required 
demolition of the existing dwelling and an adjacent outbuilding. 

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

Policy GEN 6 – Development Control Requirements 
Policy EMP 13 – Agricultural Development 
Policy HSG 8 – Replacement Dwellings in the Open Countryside 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales, March 2002 
 

MAIN PLANNING CONSIDERATIONS: 
7.    

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

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

 
i) The site is located outside a defined settlement area within an area formerly 

comprising a farmstead.  The principle of re-using this redundant building 
scheduled for demolition for an agricultural use is considered acceptable 
subject to controls on any future use. 
 

ii) The closest residential dwelling affected by this proposal is the new dwelling 
recently constructed as the replacement of the vacant farmhouse.  Some 20m 
exists between the application building and the side of the recently built 
property.  The new agricultural use would be contained within the ownership 
of the Tyddyn Arthur complex and it is not considered, given its relatively 
small scale, that any significant impact would be felt by the new dwelling from 
agricultural use.  Existing agricultural buildings exist immediately to the west 
of the proposal. 
 

iii) The current building is in a somewhat derelict and run down state and does 
not contribute positively to the visual amenities of the site or surroundings.  Its 
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partial demolition and adaptation to create a single storey agricultural building 
would not cause any detriment to visual amenity.  Whilst its complete removal 
could be enforced, the proposed agricultural building is on its own merits 
acceptable, and would not be out of character with the area. 
 

iv) Whilst it is acknowledged that a new paired access (residential) and splay has 
been constructed to serve the recently constructed new dwelling this was 
granted with the knowledge that a separate gated agricultural access exists 
alongside.  It is not considered that the proposed agricultural use of the 
former residential unit and the use of the existing agricultural access point off 
the Class C road would cause any significant highway concerns. 

 
SUMMARY AND CONCLUSIONS: 

9. Subject to strict controls over the future use of this agricultural building there would 
be no material planning objections to this proposal. 

 
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 use of the building hereby permitted shall be for agricultural purposes (excluding 
the accommodation of livestock or storage of slurry or sewage sludge) only and for no other 
commercial or residential use. 
 
 
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 order that the Local Planning Authority can retain a degree of control over the 
future use of the building in the interests of amenity. 
 
 
NOTES TO APPLICANT: 
 
You are advised that a public right of way lies adjacent to the development. The right of way 
must not be disrupted during the duration of building works. 
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 SES 
ITEM NO: 
 

9 

WARD NO: 
 

Denbigh Central 

APPLICATION NO: 
 

01/2005/0865/ PF 

PROPOSAL: 
 
 

Demolition of 5 No. derelict cottages and redevelopment of site by erection 
of terrace of 4 No. dwellings and formation of new parking area and new 
vehicular access 

LOCATION: Land at rear of 43 Love Lane fronting  Tan Y Gwalia   Denbigh 
 

APPLICANT: Mr D Lloyd-Williams & Ms  B Carr  
 

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 
”Whilst the town council does not wish to object to the proposed development the 
council does have concerns with regard to the vehicular access in particular taking 
into account the gradient of the site and the narrowness of the road at Tan y 
Gwalia.” 
 

2. CONSERVATION OFFICER 
No objection subject to control of external appearance of materials 
 

3. WELSH WATER 
No objection subject to inclusion of conditions 
 

4. HEAD OF TRANSPORT AND INFRASTRUCTURE 
No objection subject to inclusion of conditions dealing with access and parking 
area details. 
 

5. ENVIRONMENT AGENCY 
Standard advice applies 
 

6. CLWYD POWYS ARCHAEOLOGICAL TRUST 
No objection however suggests appropriate conditions be imposed 
 

7. COUNTY ARCHAEOLOGIST 
No objection, an archaeological watching brief condition should be attached to any 
permission in addition to recording of the derelict structures 
 

8. HEAD OF HOUSING SERVICES 
Interest expressed by Registered Social Landlord for purchase of whole site or 
minimum of 1 affordable unit on the site  
 

9. DENBIGH CIVIC SOCIETY 
Object as consider overdevelopment. 
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RESPONSE TO PUBLICITY: 

Letters of representation received from: 
1. G. Cottam, 41A, Love Lane, Denbigh 
2. Miss A. L. Roberts, 2, Church Cottages, Tan y Gwalia, Denbigh 
3. Jeff Armstrong, 3, Church Cottages, Tan-y-Gwalia, Denbigh 
4. Mr & Mrs Spaull, 1 Church Cottages, Tan y Gwalia, Denbigh 
5. Mair Owen & Francis McFarlane, 51-53 Love Lane, Denbigh 
6. Ann Dent, 7 Rowan Lane, Skelmersdale, Lancashire 

 
Summary of planning based representations: 

i) Impact on highway safety 
ii) Nature Conservation Issues 
iii) Loss of privacy  
iv) Increase in noise and disturbance  
v) Drainage issues 
vi) Impact on Conservation Area 

 
EXPIRY DATE OF APPLICATION:   14/09/2005 
 
REASONS FOR DELAY IN DECISION: 

 
timing of receipt of representations 
protracted negotiations resulting in amended plans 
re-consultations / further publicity necessary on amended plans and / or 
additional information 

 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. It was agreed at the November Planning Committee to defer this application for a 

site panel meeting to consider highway issues and impact of the proposal on the 
area.  Details of the site panel will be reported to members at the committee 
meeting. 
 

2. The application site comprises 5 derelict stone cottages located within the Denbigh 
Town Conservation Area and within the defined settlement limits of Denbigh. The 
walls of the cottages remain.  However only a small part of the roof is still in place 
and the whole structure is overgrown with vegetation. The remains are located 
along the southern boundary of the site within an overgrown plot measuring a total 
of approx. 0.03ha. There is currently no vehicular access to the site with a gated 
pedestrian access located adjacent to 43 Love Lane which leads up to Tan y 
Gwalia. The site slopes steeply up from Love Lane to Tan y Gwalia and is 
bounded by a traditional 1.5m high stone wall. Two storey properties on Love Lane 
back onto the western and southern boundary of the site. 
 

3. This application is for the demolition of 5 no. derelict cottages and redevelopment 
of the site by erection of a terrace of 4 no. dwellings and formation of new parking 
area and new vehicular access. A separate application for Conservation Area 
consent has been submitted for the demolition of the 5 no. cottages. (See next 
item) 
 

RELEVANT PLANNING HISTORY: 
4. None 
 
PLANNING POLICIES AND GUIDANCE: 
5. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July, 2002) 

Policy GEN 6  -  Development Control Requirements 
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Policy CON 5  -  Development in Conservation Areas 
Policy CON 7  -  Demolition in Conservation Areas 
Policy HSG 2  -  Housing development in main centres 
Policy HSG10 -  Affordable Housing within Development Boundaries 
 
Supplementary Planning Guidance 21: Parking Requirements in New 
Developments 
Supplementary Planning Guidance 22: Affordable Housing  
 
GOVERNMENT GUIDANCE 
Planning Policy Wales : March 2002 
 
Welsh Office Circular 61/96 Planning and the Historic Environment: Historic 
Buildings & Conservation Areas 

 
MAIN PLANNING CONSIDERATIONS: 
6.   

i) Principle of development 
ii) Impact on visual amenity/character and appearance of Conservation Area 
iii) Impact on residential amenity 
iv) Highway considerations 
v) Wildlife 
vi) Affordable Housing 

 
7. In relation to the main planning considerations: 

 
i) Principle of development 

The principle of residential development within the development boundary of 
a town would be acceptable provided the proposal complies with all other 
relevant policies in the UDP.  The land is not safeguarded for other uses. 
 

ii) Impact on visual amenity/character and appearance of Conservation Area 
The redevelopment of the site involves complete demolition of the redundant 
cottages and construction of a terrace of 4no. two storey dwellings. The 
dwellings would be located on the same footprint as the existing cottages and 
as the site slopes steeply upwards the dwellings have been designed with a 
staggered roof line. This is considered visually acceptable and respects the 
character of the area and topographical features of the site. The dwellings are 
considered to provide a traditional design solution incorporating traditional 
features with materials to reflect the character and appearance of the area. 
With suitable control over final detailing, it is considered that the visual impact 
on the proposal is acceptable and would retain and enhance the character 
and appearance of the Conservation Area.  
 

iii) Impact on residential amenity 
Existing residential properties are located to the western and southern 
boundaries of the site.  All properties are two storey with rear elevations 
backing onto the site. The property at 45 Love Lane is currently physically 
attached to the side elevation of the redundant cottages and it is proposed to 
re-build the proposed terrace in the same manner. The rear windows of 45 
Love Lane face into the site and therefore there would be no windows on the 
proposed development overlooking this property. The rear elevation of the 
proposed terrace would be located immediately facing the rear elevation of 
51-53 Love Lane which has windows on this elevation and this has been fully 
considered in the design of the proposed dwellings. The windows along the 
rear elevation will be obscurely glazed with a roof light provided for the 
proposed bathrooms to eliminate the need for opening windows on this 
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elevation. The proposed dwellings have been located in the same location as 
the existing buildings and therefore amenity space has been provided to the 
front of each property with car parking for 4 vehicles off Tan y Gwalia. The 
amenity space has a projection of approx 6.5m which is considered 
acceptable for the size of dwellings proposed. It is not considered that there 
would be any unacceptable impact on the amenities of surrounding residents 
and an acceptable level of amenity would be afforded to future occupiers of 
the proposed dwellings. 
 

iv) Highway considerations 
Tan y Gwalia is a narrow highway and existing properties have limited off 
street parking facilities leading to the need to park on street. It is proposed to 
provide 4 no. car parking spaces off street which would provide 1 space per 
dwelling. The dwellings proposed are small 2 bed properties and therefore 1 
space per dwelling is considered acceptable given the character of the area 
and proximity to the town centre. The Head of Transport and Infrastructure 
has raised no objection to the proposal provided suitable conditions are 
imposed to ensure a satisfactory access and parking area is formed.   
 

v) Wildlife 
The site is overgrown with vegetation with some small trees. The site has 
been vacant for some years and therefore it is possible that protected species 
such as bats may be present within the derelict cottages. It is considered 
reasonable to request that an ecological survey be carried out prior to any 
demolition works on site.  
 

vi) Affordable Housing 
The applicant has indicated the intention to make all 4 units available for 
affordable purposes. This would be consistent with Policy HSG 10 and the 
SPG on affordable housing and can be secured through a Section 106 
obligation. 

 
 

SUMMARY AND CONCLUSIONS: 
7. The proposal is considered acceptable in principle without adversely impacting 

upon the character and appearance of the Conservation Area. There would be no 
adverse impact on residential amenity, highway safety or local wildlife subject to 
the imposition of planning conditions. 
 
The recommendation is subject to the completion of an obligation under Section 
106 of the 1990 Town & Country Planning Act within 12 months of the date of the 
Committee to secure 

 
(a) The provision of a minimum of 1 no. affordable unit and the retention of 

this unit(s) for affordable purposes 
 
The certificate of Decision would only be released on completion of the legal 
obligation, and on failure to complete within the time period, the application 
would be represented to the Committee and determined in accordance with 
the policies of the Council applicable at that time 
 

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 remaining stone of the derelict cottages shall be reused in construction of the 
dwellings hereby approved. 
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3. Prior to the commencement of the erection of any external stonework a sample panel 
of the type of stonework, 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 stonework, 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. 
4. The materials to be used on the roof of the building(s) shall be blue/grey natural 
mineral slate of uniform colour and texture. 
5. 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. 
6. The proposed roof lights shown on the approved drawings shall be Conservation type 
roof lights and shall not project above the plane of the existing roof. 
7. Development shall not begin until recording of the existing structures to Level 2 
(recording Field Archaeological Monuments 1999 RCAHME) has been carried out and the 
details submitted to  the Local Planning Authority. 
8. No development works of any kind shall begin until the presence of a contracted 
archaeologist has been secured on-site according to the prescriptions set out in a curatorial 
design brief and approved in writing by the Local Planning Authority.  Access, at any 
reasonable time, shall be given to this archaeologist to enable the observations and recording 
of any archaeological remains uncovered during the early stages of development.  A report of 
any archaeological records made must be deposited with the County Sites and Monuments 
Record, Clwyd-Powys Archaeological Trust, 7a Church Street, Welshpool, Powys, SY21 7DL 
(01938-553670) within one month of the completion of this work with a summary of records 
sent to the Local Planning Authority at the same time. 
9. 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. 
10. 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 first dwelling 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. 
11. Full details of the design and construction of the access and parking area shall be 
submitted  to and approved in writing by the Local Planning Authority before any works 
commence on site. 
12. The access and parking area shall be completed in accordance with the details 
approved under condition 11 before any dwellings hereby approved are occupied. 
13. No land drainage or surface water run off will be permitted either directly or indirectly 
to discharge into the public sewerage system. 
14. Prior to the commencement of the development hereby permitted an ecological 
survey shall be carried out to investigate the potential presence of any protected species 
within the vicinity of the works.  The survey, together with any mitigation measures arising 
from a confirmed presence, shall be submitted to and approved in writing by the Local 
Planning Authority and any mitigation measures fully implemented prior to the 
commencement of any works. 
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15. The windows on the rear (south) elevations shall be glazed with obscure glass prior 
to the occupation of the dwellings and thereafter retained as such. 
 
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 interest of the character and appearance of the Conservation Area. 
3. In the interests of visual amenity 
4. In the interests of visual amenity. 
5. To ensure the details are satisfactory in relation to the character and appearance of 
the building 
6. To ensure that the development presents a satisfactory appearance. 
7. In the interests of investigation and recording of historic buildings. 
8. In the interests of archaeological investigation and recording. 
9. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development. 
10. To ensure a satisfactory standard of development, in the interests of visual amenity. 
11. In the interest of the free and safe movement of traffic on the adjacent highway and to 
ensure the formation of a safe and satisfactory access. 
12. To provide for the loading, unloading and parking of vehicles clear of the highway. 
13. To prevent hydraulic overload of the public sewerage system and pollution of the 
environment. 
14. In the interests of nature conservation. 
15. In the interest of the privacy of adjoining residents. 
 
 
NOTES TO APPLICANT: 
 
None 
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  SES 
ITEM NO: 
 

10 

WARD NO: 
 

Denbigh Central 

APPLICATION NO: 
 

01/2005/1119/ CA 

PROPOSAL: 
 

Demolition of 5 no. terraced houses 

LOCATION: Land At The Rear Of 43  Love Lane   Denbigh 
 

APPLICANT: Mr D Lloyd-Williams &  Mrs B Carr  
 

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 
”Whilst the town council does not wish to object to the proposed development the 
council would like to refer to the concerns expressed in respect of the planning 
application.” 
 

2. CONSERVATION OFFICER 
No objection subject to control of detailed elements of the design. The buildings 
should not be demolished until a contract for the redevelopment to proceed is 
signed. 
 

3. COUNTY ARCHAEOLOGIST 
No objection, an archaeological watching brief condition should be attached to any 
permission in addition to recording of the derelict structures (imposed on planning 
application) 

 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
1. Miss A. L. Roberts, 2, Church Cottages, Tan y Gwalia, Denbigh 
2. Mr & Mrs Spaull, 1 Church Cottages, Tan y Gwalia, Denbigh 
 
Summary of planning based representation: 

i) Conerns rasied in planning application re-iterated. 
 

 
EXPIRY DATE OF APPLICATION:   14/09/2005 
 
REASONS FOR DELAY IN DECISION: 

 
timing of receipt of representations 

 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
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1. It was agreed at the November Planning Committee to defer this application for a 
site panel meeting to consider highway issues and impact of the proposal on the 
area.  Details of the site panel will be reported to members at the Committee 
meeting. 
 

2. This application is for Conservation Area consent to demolish the 5 no. derelict 
cottages. This report should be read in conjunction with the one immediately 
preceding this one on the agenda, which relates to the planning application for the 
redevelopment of the site by a total of 4 dwellings located within a terrace 
(01/2005/0865/PF).  
 

RELEVANT PLANNING HISTORY: 
3. None 
 
PLANNING POLICIES AND GUIDANCE: 
4. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July, 2002) 

Policy CON 7 - Demolition in Conservation Areas 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales : March 2002 
  
Welsh Office Circular 61/96 Planning and the Historic Environment: Historic 
Buildings & Conservation Areas 

 
MAIN PLANNING CONSIDERATIONS: 
5.  

i) Case for demolition/impact of the removal of the building 
 

6. In relation to the main planning considerations in paragraph 4: 
i) The general presumption in conservation areas is in favour of retaining 

buildings which make a positive contribution to the character and appearance 
of that area. The buildings to be demolished make no positive contribution to 
the conservation area. Their demolition and replacement with a suitably 
designed scheme would enhance the conservation area. 

 
SUMMARY AND CONCLUSIONS: 
7. Provided a planning permission is in place for the redevelopment of the site, and 

any approval for demolition is conditional on a contract being signed for the 
carrying out of the redevelopment works, it is considered appropriate to grant 
consent 

 
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 demolition shall take place before a contract for carrying out the works of 
redevelopment on the site has been made for the redevelopment for which the contract 
provides. 
 
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 the character and appearance of the Conservation Area. 
 
NOTES TO APPLICANT: 
None 
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  PJM 
ITEM NO: 
 

11 

WARD NO: 
 

Llandyrnog 

APPLICATION NO: 
 

18/2005/1057/ PO 

PROPOSAL: 
 
 

Development of 0.04 ha of land for residential purposes and provision of 
parking area (amendment to application No. 18/2004/1185/PO (outline 
application) 

LOCATION: Land at rear of 1-4 Brondyffryn Terrace   Llandyrnog  Denbigh 
 

APPLICANT: Messrs D. Roberts &  P. Mcloughlin-Crewe  
 

CONSTRAINTS: Public Footpath / Bridleway 
 

PUBLICITY 
UNDERTAKEN: 

Site Notice - No Press Notice - No Neighbour letters - yes 

 
CONSULTATION RESPONSES: 

1. LLANDYRNOG COMMUNITY COUNCIL 
”Members considered the application and wish to object to the application on the 
following material considerations: 
• Members felt it amounted to backland development and granting permission 

could set a dangerous precedence. 
• The additional traffic created would impede the flow of traffic where the track, 

locally known as Hwylfa enters the main Llandyrnog – Llangwyfan road.  The 
actual status of the track is unclear in terms of ownership. 

• Four additional parking spaces have been shown on the block plan and 
allocated to the occupiers of two of the properties on Brondyffryn Terrace.  
This may, or may not, reduce the parking problem in the village, however, the 
applicant has not demonstrated that it is possible to turn the vehicles around 
within the site and as such any vehicle driving into their parking area would 
need to reverse out onto Hwylfa and possibly out onto the main road.  
Similarly in order to reserve into the parking area they would need to reverse 
down the Hwylfa.” 
 

2. DWR CYMRU/WELSH WATER  
No objections subject to conditions regarding drainage. 
 

3. HEAD OF TRANSPORT AND INFRASTRUCTURE 
No objections subject to conditions to safeguard parking provision. 

  
 
RESPONSE TO PUBLICITY: 

None 
 
EXPIRY DATE OF APPLICATION:   27/10/2005 
 
REASONS FOR DELAY IN DECISION: 
 

timing of receipt of representations 
delay in receipt of key consultation response(s) 
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PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site consists of an area of land currently used as a residential 

curtilage which contains a garage and domestic outbuildings and is surrounded by 
a high hedge.  The site is separated from nearby dwellings by a vehicular track.  
The total area of land to be developed amounts to 0.04 ha. 
 

2. It is proposed to erect a single dwelling on the site which is surrounded on three 
sides by residential development.  The site will also include parking spaces to 
serve the new dwelling and No.s 3 & 4 Brondyffryn Terrace. 
 

3. The application is being referred to Planning Committee at the request of 
Councillor G Evans in order that vehicular access concerns can be assessed. 

 
 
RELEVANT PLANNING HISTORY: 
4. 18/2004/1185/PO 

Development of land for residential purposes and alterations to an existing 
vehicular access – REFUSED – 25/05/05 contrary to officer recommendation on 
grounds of increased use of inadequate access and loss of area used for car 
parking. 

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

Policy GEN 1  - Development Within Development Boundaries 
Policy GEN 6  - Development Control Requirements 
Policy HSG 4  - Housing Development in Villages 
Policy CON 11 - Areas of Archaeological Importance 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales March 2002 
 
 

MAIN PLANNING CONSIDERATIONS: 
6.   

i) Principle of development. 
ii) Impact on amenity. 
iii) Impact on potential area of archaeological importance. 
iv) Impact on highway safety. 

 
7. In relation to the main planning considerations in paragraph 6 above: 

i) The site is clearly within the defined settlement boundary of Llandyrnog, is not 
allocated for any specific use within the UDP and is located within a mainly 
residential area of the village.  The principle of developing the site for 
residential purposes is therefore generally consistent with local and national 
planning policies. 
 

ii) The site has no particular quality at present and the development in this 
location would not materially impact on the amenities of the area. 
 

iii) The Clwyd Powys Archaeological Trust point out that the site is within the 
Historic Core of Llandyrnog and is defined by the Glyndwr Historic 
Settlements Survey (CPAT Report 1994).  CPAT therefore request that an 
archaeologist be appointed to monitor and record any archaeological remains 
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that may be unearthed during the development process.  Such an approach is 
consistent with that recommended by Policy CON 11 of the UDP. 
 

iv) The proposal follows refusal of an earlier similar application on 
highway/parking grounds (see para. 4).  The earlier application indicated 2 
no. parking spaces for use in connection with Brondyffryn Terrace, in addition 
to on-site parking for the new dwelling.  The current proposal is for 4 no. 
parking spaces for 3 and 4 Brondyffryn Terrace.  This would help to address 
the previous reason for refusal, albeit that the nature of the access has not 
changed.  The highway engineers are content with the revised scheme which 
now incorporates additional off-street parking spaces.  It is considered that 
refusal on access grounds would be difficult to sustain for a single dwelling. 

 
SUMMARY AND CONCLUSIONS: 

8. The proposal is considered acceptable in principle and is accordingly 
recommended for approval subject to conditions. 

 
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. No development works of any kind shall begin until the presence of a contracted 
archaeologist has been secured on-site according to the prescriptions set out in a curatorial 
design brief and approved in writing by the Local Planning Authority.  Access, at any 
reasonable time, shall be given to this archaeologist to enable the observations and recording 
of any archaeological remains uncovered during the early stages of development.  A report of 
any archaeological records made must be deposited with the County Sites and Monuments 
Record, Clwyd-Powys Archaeological Trust, 7a Church Street, Welshpool, Powys, SY21 7DL 
(01938-553670) within one month of the completion of this work with a summary of records 
sent to the Local Planning Authority at the same time. 
5. The car parking accommodation for 3 and 4 Brondyffryn Terrace shall be laid out and 
available for use strictly in accordance with the layout plan hereby approved (Dwg No. 04/83 
Revision B), prior to the commencement of construction of the dwelling hereby permitted. 
6. The car parking referred to in condition 5 and car parking for the proposed dwelling 
shall be retained solely for the use of the dwellings referred to, unless otherwise agreed in 
writing by the Local Planning Authority. 
7. The dwelling proposed to be erected on the site shall be of single storey construction 
only, with all habitable rooms at ground floor level. 
 
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 archaeological investigation and recording. 
5. To use adequate off-street car parking provision in the interests of highway safety. 
6. To ensure adequate off-street car parking provision in the interests of highway safety. 
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7. In the interest of the visual amenities of the area and to maintain a reasonable 
standard of privacy in adjoining dwellings and gardens. 
 
NOTES TO APPLICANT: 
None 



PWYLLGOR CYNLLUNIO PLANNING COMMITTEE
CYFARFOD: 14eg Rhagfyr 2005 MEETING: 14th December 2005
EITEM: 3 ITEM: 3

Penderfyniadau wedi eu gwneud gan
Bennaeth Gwasanaethau Cynllunio a Gwarchod y Cyhoedd o dan 

Pwerau Dirprwyedig
1 af  - 25 ain Tachwedd 2005

Decisions Made by the Head of Planning and Public Protection
under

 Delegate Powers
1st - 25th November 2005

Eitem er gwybodaeth
Item For Information

This is a list of applications where the decision has already been made under delegated
powers. If you wish to discuss the application/decision please contact the Case Officer.

DECISION TYPES

GRANT - grant planning permission

REFUSE - refuse all types of application

APPROVE - approve reserved matters or condition

CONSENT - grant listed building, conservation area, or advert consent

DEEMED - does not require advert consent

NO OBJ - no objection to works to tree(s) in conservation area

NOT REQ - proposal does not require permission/consent

DETERMIN - determine that prior approval is not required or is granted on determination 
  application (certain telecom or agricultural works)

P DEV - proposal found to be permitted development after receipt

WDN - application withdrawn by applicant

INVALID - application found to be invalid

CERTIFY - Certificate of lawful use issued

RCERTIFY - refuse to issue certificate of lawful use

P/Gwen/Cttee/delfront



















































PWYLLGOR CYNLLUNIO 
14 RHAGFYR 2005 

EITEM RHIF 4 
 

ADRODDIAD GAN BENNAETH CYNLLUNIO A DIOGELWCH Y CYHOEDD 
EITEMAU GWYBODAETH AR GYFER CYNLLUNIO 

Hyfforddiant aelodau 
Porth Mynediad Cyhoeddus 

Mineralau  
Gweithgor CDLl 

 
1. PWRPAS YR ADRODDIAD 
 

1.1 Mae hwn yn cynnwys eitem reolaidd yn yr agenda ar gyfer y 
Pwyllgor Cynllunio ac mae’n darparu pwynt cyfeirio i Aelodau ynghylch 
gwybodaeth neu fentrau arfaethedig, polisi, canllawiau neu gyhoeddiadau.  
 
1.2 Mae’r wybodaeth  a ddarperir i’r Aelodau yn cael ei gyfyngu i 
ddisgrifiad byr o’r fenter berthnasol ynghyd â chyfeiriad at ffynhonnell 
unrhyw wybodaeth [cyfeiriad rhyngrwyd/mewnrwyd]. Yn ogystal, bydd yr  
adroddiad yn cynnwys crynodeb o unrhyw oblygiadau a fydd yn 
arwyddocaol o safbwynt y drefn gwneud penderfyniadau yn y Pwyllgor 
Cynllunio, lle bydd y rheiny’n berthnasol. 
 

2. HYFFORDDIANT AELODAU 
 

2.1 Bydd yr Aelodau’n cofio bod hyfforddiant i Gynghorwyr Sir sy’n 
aelodau o’r Pwyllgor Cynllunio bellach yn orfodol. Mae’r trefniadau yn 
sicrhau y byddwn yn  darparu lleiafswm o 4 digwyddiad hyfforddi bob 
blwyddyn. Rhaid i Aelodau fynychu o leiaf 2 o’r digwyddiadau hyn. 
 
2.2 Darparwyd y cyntaf o’r digwyddiadau dan sylw ym mis Gorffennaf, 
ac roedd hwnnw’n cynnwys ymweliad â nifer o safleoedd datblygiadau a 
gwblhawyd, a hynny’n cael ei ddilyn gan sesiwn adborth yn Neuadd y Sir. 
Bwriedir trefnu digwyddiad arall ym mis Ionawr. Gwnaed trefniadau i 
gynnal digwyddiad ar ddydd Llun, 30 Ionawr, yn Ystafell Gynhadledd 1, 
Neuadd y Sir, Rhuthun [bore gyda chinio i ddilyn]. Bwriedir i’r sesiwn hon 
ymdrin â’r Cynllun Datblygiad Lleol.  
 
2.3 Bydd digwyddiadau eraill yn cael eu trefnu’n ddiweddarach yn y 
flwyddyn. Mae’r pynciau a awgrymwyd yn cynnwys:  
 i. Materion gorfodaeth ac adborth ar benderfyniadau apêl. 
           ii. Effaith y Nodiadau Cyngor Technegol ar benderfyniadau    
           cynllunio – materion allweddol. 
 iii. Ymweld â Phwyllgor Cynllunio cyfagos i arsylwi ymddygiad e.e.    
           Wrecsam 
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 iv. hyfforddiant a drefnir gan CALlC - cafwyd awgrym y bydd hyn   
           yn digwydd ond hyd yma ni ddarparwyd unrhyw ddyddiadau na  
           phynciau penodol. 
 
2.4 Croesewir sylwadau’r Aelodau am y pynciau sydd wedi’u 
hawgrymu. Byddai adborth cyn y Pwyllgor Cynllunio yn ddefnyddiol. 
Gofynnir i chi gysylltu â Mark Dakeyne. 
 
2.5  Yn ogystal, dylai’r Aelodau fod yn ymwybodol o’r ffaith ein bod yn 
darparu rhaglen hyfforddiant ar gyfer Cynghorau Tref a Chymuned 
ynghylch materion cynllunio. Cynhaliwyd y digwyddiad cyntaf o’r fath yn 
Ninbych yn Hydref 2005 ar gyfer Cynghorau ardal Dinbych. Bydd 
digwyddiadau eraill yn cael eu cynnal ar yr arfordir, Rhuthun a Glyn 
Dyfrdwy yn 2006, os bydd y Cynghorau perthnasol yn dangos digon o 
ddiddordeb.  
 

3. PORTH MYNEDIAD CYHOEDDUS 
 

3.1 Mae’r Porth Mynediad Cyhoeddus yn cael ei ddatblygu. O 1 
Rhagfyr 2005, bydd rhybuddion penderfyniadau cynllunio yn cael eu 
dangos fel delweddau ar safle’r we. Yn fuan yn 2006, bwriedir sganio 
ceisiadau cynllunio newydd fel bod modd eu gweld ar y we. Erbyn hyn gall 
ceisyddion wneud ceisiadau trwy’r Porth Mynediad Cyhoeddus, a bydd y 
cais wedyn yn cael ei integreiddio i’r meddalwedd ceisiadau cynllunio yn y  
swyddfa.   
 
3.2 Gall yr Aelodau edrych ar yr wybodaeth trwy: 
http://planning.denbighshire.gov.uk/ 
 

4. CYNLLUNIO MINERALAU  
 

 4.1 Gall yr Aelodau fod yn ymwybodol o’r ffaith fod y swyddog a oedd 
yn gyfrifol am ddelio gyda cheisiadau cynllunio mineralau wedi gadael yr 
Awdurdod ym mis Awst. Yn ddiweddar yr ydym wedi trefnu contract 6 mis 
gyda Sir Fflint er mwyn iddynt ddarparu gwasanaeth ymgynghorol ar 
geisiadau mineralau a phynciau perthynol eraill. Dylai’r Aelodau gysylltu â  
Mark Dakeyne ynghylch unrhyw faterion yn ymwneud â mineralau. 

 
5. GWEITHGOR CDLl  

 
 5.1 Bydd cyfarfod nesaf yr uchod yn cael ei gynnal ar ddydd Llun 27 

Chwefror am 9.30 a.m. yng Nghanolfan Naylor-Leyland, Stryd y Ffynnon, 
Rhuthun. Byd y manylion a’r dogfennau yn dilyn. 
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