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  JXP
ITEM NO: 
 

1 

WARD NO: 
 

Prestatyn Central 

APPLICATION NO: 
 

43/2007/1329/ PF 

PROPOSAL: 
 
 

Erection of single-storey pitched-roof sun-lounge extension to rear of 
dwelling 

LOCATION: 22  Calthorpe Drive   Prestatyn 
 

APPLICANT: Mr & Mrs A  Knapp  
 

CONSTRAINTS: PD Removed 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

1. PRESTATYN TOWN COUNCIL 
No objection 

  
 
RESPONSE TO PUBLICITY:  
                 None 
 
EXPIRY DATE OF APPLICATION:   31/12/2007 
 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application seeks permission to remove the existing conservatory at the rear 

of the dwelling and to replace it with a larger sun-lounge and decking area. The 
proposed sun lounge would have a projection depth of 5.3m, measure 4.2m in 
width and have a pitched roof, measuring 4.4m to the ridge. The decking area 
measures 3m in width, 4m in depth and would be raised approximately 70mm. 
 

2. The dwelling is two-storey in height at the rear and has the appearance of a 
dormer bungalow at the front and is white rendered with a red brick plinth. There is 
a parking and turning area to the front of property and a large garden at the rear. A 
garage granted permission in 2001 has been erected to the side of the rear 
garden, approximately 7m from the original dwelling.  
 

3. The application is presented to the Planning Committee in accordance with part 2, 
A (v) of the Scheme of Delegation because the applicants are close relations of 
Cllrs M & I German. 

 
RELEVANT PLANNING HISTORY: 
4. 43/2000/1175/PF – Erection of pitched-roof extension to single storey unit to form 

2 storey dwelling and erection of replacement garage – GRANT – 5th February 
2007. 
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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 12 – Extensions to dwellings 
 
SUPPLEMENTARY PLANNING GUIDANCE  
SPG 1 – Extensions to dwellings 
SPG 24 – Householder design guide 

 
 
MAIN PLANNING CONSIDERATIONS: 
6. The main issues are considered to be: 

i) Principle of Development  
ii) Visual Amenity Impact 
iii) Residential Amenity Impact 

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

i) The site is located within the Development Boundary and it is therefore 
reasonable to allow a small scale development in this location subject to 
compliance with HSG 12 of the Unitary Development Plan. 
 

ii) In terms of scale and form, the proposed sun lounge is subordinate to the 
original dwelling, and would not lead to an overdevelopment of the site. The 
materials it is proposed to use are to match the existing dwelling and are 
considered to be sympathetic to the character of the dwelling and surrounding 
area. As such, the proposal complies with Planning Policy HSG 12 and 
guidance contained in Supplementary Planning Guidance notes nos. 1 and 
24. 
 

iii) Given the proposed siting of the sunroom, centrally to the rear of the dwelling, 
and having considered the boundary treatments, it is not considered the 
proposed development would have a detrimental residential amenity impact 
on either of the neighbouring properties.  The proposal, therefore, complies 
with adopted policies and guidance for such extensions. 

 
 

SUMMARY AND CONCLUSIONS: 
8. The proposal complies with planning policy and the application is recommended 

for approval. 
 

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. 
 
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. 
 
NOTES TO APPLICANT: 
 
None 
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  SES
ITEM NO: 
 

2 

WARD NO: 
 

Rhyl West 

APPLICATION NO: 
 

45/2006/0236/ PF 

PROPOSAL: 
 
 

Conversion and alterations including ground floor extensions to existing 12 
no. flatlets and 2 owners flats to form 8 no. self-contained apartments 

LOCATION: 39/41  Aquarium Street   Rhyl 
 

APPLICANT: Mohammed  Ishfaq  
 

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 
”Object on the grounds that the application represents an over intensification of 
site” 
 

2. HEAD OF TRANSPORT & INFRASTRUCTURE 
No objection 
 

3. HEAD OF HOUSING SERVICES 
No formal response 
 

4. DWR CYMRU/WELSH WATER 
No response received 

 
 
RESPONSE TO PUBLICITY: 
          None 
 
EXPIRY DATE OF APPLICATION:   22/01/2007 
 
REASONS FOR DELAY IN DECISION: 
 

• timing of receipt of representations 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. This application was referred to the planning committee on the 20th June when it 

was resolved to grant planning permission, subject to an approach to the 
applicants regarding a commuted sum contribution to the ‘regeneration pot’ for 
West Rhyl, as the Council’s affordable housing policy would normally apply to this 
type of development. 
 

2. Following on from this request, the applicant has submitted a development 
appraisal which evaluates the viability of the development. This has been reviewed 
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by the Council’s Valuation & Property Manager, who concludes that the financial 
assessment provided is realistic and the payment of a commuted sum would make 
the scheme unviable as the development cannot sustain any increase in costs.  
 

3. The application site comprises a traditional pair of 3 storey mid terrace properties, 
located within the development boundary of Rhyl. The use of the properties as a 
hotel facility ceased some time ago. It has been indicated that in recent years the 
properties have been operating as bed sit accommodation, but there is no record 
of this use in terms of planning history. Other properties in the area are 
predominantly in residential use, with limited off street parking facilities. On street 
parking on Aquarium Street is unrestricted. 
 

4. This application is for the conversion and alteration of the properties to provide 8 
no. self contained flats in place of the 12 flats present. It is proposed to erect 
extensions at ground and first floor level to the rear of the property, which replace 
existing structures. The conversion scheme would provide 6 no. 2 bed flats and 2 
no. 1 bed flats with floor areas ranging from 45 to 55 square metres. Covered bin 
stores would be provided for each flat to the front and rear, with some small 
amenity areas to the rear. 

 
RELEVANT PLANNING HISTORY: 
5. 2/RYL/1/92/E – Use as 12 flatlets.  Certified 18th August 1992 

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

Policy STRAT 11 Regeneration 
Policy GEN 1 Development within Development Boundaries 
Policy GEN 6 Development Control Requirements 
Policy HSG 10 Affordable Housing within development boundaries 
Policy HSG 13 Subdivision of existing premises to self contained flats 
Policy HSG 15 Residential conversions in East and West Rhyl 
 
SUPPLEMENTARY PLANNING GUIDANCE 
SPG 7: Self Contained Flats and Houses in Multiple Occupations 
SPG 22: Affordable Housing 
 
GOVERNMENT GUIDANCE  
Planning Policy Wales March 2002 
  

MAIN PLANNING CONSIDERATIONS: 
7.  

i) Principle of development 
ii) Issue of overintensification 
iii) Impact on residential amenity 
iv) Impact on visual amenity 
v) Affordable Housing 
 

8. In relation to the main planning considerations in paragraph 5: 
 
i) Principle 

The application site is located within the defined settlement limits of Rhyl, 
where residential uses are considered acceptable provided the proposal 
conforms with other relevant planning policies. In relation to the lawful use of 
the building, investigations confirm an application for a Certificate of 
Lawfulness of Existing use was granted in 1992 for 12 flatlets for holiday 
purposes, and 2 owners’ flats. Housing Enforcement officers advise this is 
consistent with their records relating to the property.  The property is not a 
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registered House in Multiple Occupation.  There are no enforcement issues 
relating to the use of the property.  The flatlets within the property each have 
a kitchenette, but share bathroom facilities and have provided temporary 
accommodation throughout the year. 
 
The application is to provide 8 no. fully self contained flats (a reduced number 
of units) and a higher, improved standard of accommodation, which is 
acceptable in principle.  
 

ii) Issue of overintensification 
In relation to the concerns raised relating to overintensification, the proposed 
self contained flats meet within floor space standards set out in SPG 7.   They 
are fully self contained units, and amenities such as bin stores for all units 
and small external private amenity areas would be provided for some units on 
the ground floor.  
 
The concerns raised by Rhyl Town Council are noted, but whilst ground floor 
extensions are proposed, these are to replace existing extensions, and it is 
not considered that the proposal would result in an over intensive use of the 
building or site. 
 

iii) Impact on residential amenity 
The site has an area to the front and rear where bin stores would be provided, 
which can be secured by a planning condition. It is not considered that the 
extensions would result in an unacceptable impact on any nearby residential 
properties, and an acceptable level of amenity would be afforded to future 
occupiers of the flats. 
 

iv) Impact on visual amenity 
The external alterations proposed comprise the erection of 2 no. lean-to 
extensions at first floor level and a pitched roof extension at ground floor level 
to the rear. The appearance of the building would not be altered on the front 
elevation. The scale and design of the proposed extensions are in keeping 
with the property, and would not adversely impact on the visual amenities of 
the street scene or locality. 
 

v) Affordable Housing 
The site is located in West Rhyl where the Authority’s regeneration strategy 
seeks to encourage the use of self contained flats, rather than Houses in 
Multiple Occupation/unlawful use of premises. It is considered in this case 
that the proposal meets an identified, acknowledged and over riding approved 
regeneration aim in accordance with the emerging Council Regeneration 
Strategy. Taking into account the basis of the proposal, (which would 
effectively reduce the number of units from 12 no. non-self contained flatlets 
to 8 no. self contained flats) and the conclusions of the viability assessment, it 
is not considered reasonable to insist on a commuted sum payment or the 
provision of affordable units as this would threaten what is in other respects a 
meritorious scheme leading to the improvement of the quality of 
accommodation.  This is a stance taken previously by the committee in this 
area and is consistent with SPG 22 on affordable housing. Other factors to 
consider are the existing concentration of RSL rented self contained flats in 
this location and the need to encourage private sector housing in West Rhyl. 
 

vi) Flooding 
The site is located within a Zone C1 floodplain as identified by TAN 15. In this 
instance, due to the existing use of the property as a hotel, which like 
residential development, is a highly vulnerable use/development, there would 
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be no greater risk to life than currently exists, and therefore a Flood 
Consequences Assessment has not been requested. 
 

SUMMARY AND CONCLUSIONS: 
9. The principle of a modest re-development of a flatlet property in West Rhyl into self 

contained residential accommodation is considered acceptable. There would be no 
adverse impact on residential or visual amenity. In circumstances where the 
insistence on the provision of affordable units or a commuted sum payment would 
make the scheme financially unviable, it is not considered reasonable to require 
such provision. 
 

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. The bin stores shown on the approved plans shall be provided prior to the occupation 
of the flats to which they relate and shall thereafter be kept available for this purpose at all 
times. 
 
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. 
 
NOTES TO APPLICANT: 
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5 & 10. 
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  SES
ITEM NO: 
 

3 

WARD NO: 
 

Rhyl South West 

APPLICATION NO: 
 

45/2007/0432/ PF 

PROPOSAL: 
 
 

Alterations and extensions to Nos 14A & 14B; alterations and extension to 
existing dwelling at rear (no. 16); demolition of part of former stables and 
erection of replacement building to form a single dwelling (no. 18); erection 
of new two-storey dwelling within grounds and alterations to existing 
vehicular access 

LOCATION: Pendyffryn House 14/16/18  Pendyffryn Road   Rhyl 
 

APPLICANT: Joseph  Cross  
 

CONSTRAINTS: C1 Flood Zone 
Listed Building 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

2. RHYL TOWN COUNCIL 
“No objection” 
 

3. PRINCIPAL COUNTRYSIDE OFFICER 
No objection, subject to the protection of existing trees on the site. 
 

4. CONSERVATION OFFICER 
No objection 
 

5. HEAD OF TRANSPORT & INFRASTRUCTURE 
No objection subject to the inclusion of conditions. 
 

6. ENVIRONMENT AGENCY 
No objection 
 

7. DWR CYMRU WELSH WATER 
No objection 
 

  
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
1. Mr. G. Owen, 7, Madryn Avenue, Rhyl 
2. Marie Bradshaw, 8 Pendyffryn Road, Rhyl 
3. Mr & Mrs S. G Roberts, 17 Madryn Avenue, Rhyl 
4. Mr G Bainbridge, 21 Madryn Avenue, Rhyl 
 
Summary of planning based representations received: 
i) Overlooking & Loss of privacy 

 
EXPIRY DATE OF APPLICATION:   11/06/2007 
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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. This application is a full planning application and proposes the following: 

No.s 14a/14b (Listed Building) 
 - External alterations to the side elevation 
 - Removal of small lean to extension to the rear (later addition) and erection of 
replacement of a smaller porch/lobby area 
 - Internal alterations. 
 
No. 16 (Former Coach House) 
 - Internal and external alterations to existing dwelling 
 - Erection of a small timber framed conservatory to the rear elevation. 
 
No. 18 (Former stables, attached to Coach House) 
- Demolition of the stables (Listed Building Consent previously approved) and 
erection of a replacement building to form a new dwelling. 
 
No. 20  
 - Erection of a 2 storey dwelling. 
 
Access 
Alterations to the existing access arrangements including demolition and reduction 
in height of the existing boundary wall along the frontage. 
 
 

2. The application site comprises a Grade II Listed Building, a former coach house 
and stables with surrounding gardens, located within the defined settlement 
boundary of Rhyl. Within the main building, there are 2 self contained flats known 
as 14a and 14b, which are currently vacant. To the rear of the main building, is a 
detached 2 storey coach house and stables, within part of which is a single 
dwelling, known as no. 16, and the remaining part is vacant. Adjacent to no. 16, in 
the corner of the site is an open area of land which abuts properties on Pendyffryn 
Road and Madryn Avenue. 
 

3. The site has two access points which are located to the front of the site on the 
bend on Pendyffryn Road and there is a 1.9m high stone boundary wall along the 
majority of the frontage of the site, with a small section adjacent to the entrance 
and egress points at 1.5m high.  There are a number of trees to the side of the 
building, located on a small piece of land in between the entrance and egress 
driveways, which are linked within the site. 
 

 
 
RELEVANT PLANNING HISTORY: 
4. 45/2003/1215/PF & 45/2003/1216/LB Alterations to existing vehicular access 

GRANTED January 2004 
 
45/2004/0817/LB Demolition of stables within curtilage of Grade II Listed Building 
GRANTED January 2005 
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45/2004/0465/PO Development of 0.238ha of land by demolition of stables and 
erection of 3 no. detached houses and 1 no. semi detached house attached to 
existing building (outline) REFUSED September 2004 for reasons relating to the 
density of development, impact on the setting of the listed building and highway 
issues. 
 

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

Policy GEN 6 Development Control Requirements 
Policy CON 1 The setting of Listed Buildings 
Policy CON 2 Extension or alteration to Listed Buildings 
Policy TRA 9 Parking & Servicing provision 
 
SPG 21: Parking Standards in New Developments 
SPG 25: Residential Development Design Guide 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales (March 2002) 
TAN 18: Transport (2007) 

 
 
 
MAIN PLANNING CONSIDERATIONS: 
6.  

i) Principle of the development 
ii) Impact on residential amenity 
iii) Impact on the visual amenity/character, appearance and setting of the listed 
building 
iv) Highway considerations 
 

7. In relation to the main planning considerations noted in paragraph 6 above: 
i) Principle of the 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) Impact on residential amenity 
 
No. 14a & b (Listed Building) 
In relation to the existing self contained flats at 14a and 14b, in the main, the 
alterations are internal with the exception of some alterations to the openings 
on the side elevation, which does not overlook any neighbouring properties 
and the erection of a small porch/lobby to the rear. This small extension to the 
rear replaces an existing structure, and would be erected off an existing wall 
with the glazing to the rear and side elevations. There would be no adverse 
impact on the amenities of no. 12 Pendyffryn Road or on existing standards of 
amenity for occupiers of the units themselves. 
 
No. 16 (Former Coach House) 
In relation to the existing dwelling at no 16, there are alterations to the 
external elevations involving the relocation and addition of windows, along 
with a small conservatory to the rear. The alterations proposed relate to an 
existing building and use and there would not be any adverse impact on the 
amenities of residents on Madryn Avenue or on existing standards of amenity 
for occupiers of the dwelling itself. 
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No. 18 (Former stables, attached to Coach House) 
It is proposed to demolish the existing structure (as it is structurally unsound) 
and to replace it with a larger structure to provide a single dwelling. The 
principle of demolition has been established through a previous application for 
listed building consent, with conditions attached requiring a photographic 
survey and a scheme for re-salvaging materials.  This application includes the 
details of the replacement building. The proposal is to replace the building as 
it exists with an ‘extension’ to the side elevation measuring 3.3m. The 
features and characteristics of the existing building would be replicated in the 
replacement property, with external materials to match those on the coach 
house (no. 16).  
 
The residents at 8, Pendyffryn Road and 7, Madryn Avenue have expressed 
concerns in relation to a bedroom window it is proposed to insert within the 
gable of the  extended part of the building. This part of the building would 
be located 13m away from the boundary of the application site with 
 these properties; in respect of 8, Pendyffryn Road, this property is orientated 
at an angle and the proposed window would not be positioned so that it 
overlooks the rear garden of this property. The main front elevation of the 
outbuilding is and its replacement would be in line with the rear boundary of 
no 8 Pendyffryn Road with 7, Madryn Avenue so the window would be set 
away from this property. In respect of 7, Madryn Avenue, in addition to there 
being a mature tree in the corner of the application site screening it off from 
this property, it is the rear part of the garden of 7 Madryn Avenue that abuts 
the application site and a detached garage is located there. In addition there 
is a distance of 13m located in between the 2 boundaries of the site. In 
respect to the properties to the rear, there are 3 windows proposed at first 
floor level to the rear of the dwelling, these would serve a bathroom, en suite 
and a landing, the first 2 having obscure glazing and the later window not 
serving a habitable room. There would be no overlooking or loss of privacy for 
the adjacent dwellings. 
 
The property would be provided with a large amenity area to the rear and side 
with 3 car parking spaces and it is considered that an acceptable level of 
amenity would be afforded for future occupiers of the dwelling. 
 
No. 20 (Proposed dwelling) 
It is proposed to erect a new 2 storey dwelling to the rear corner of the site, 
adjacent to the boundary with properties on Madryn Avenue. The area is 
grassed with some trees located towards the front side of the coach house, 
but is not used as formal amenity space associated with the existing units at 
14a, 14b or 16. The proposed dwelling would be constructed to the same 
height and design as the coach house, and the property has been positioned 
and orientated at an angle within the site to avoid loss of trees within the site, 
and to avoid direct overlooking of the properties at 22 Pendyffryn Road and 
properties to the rear on Madryn Avenue.  
 
In respect of 22, Pendyffryn Road, the property would be set at angle to avoid 
directly facing this property, the front corner of the proposed property would 
be located approx 19m from the main rear elevation, and 17m away from the 
single storey extension added to the rear. By virtue of to its orientation away 
from no 22, it is not considered that there would  be any adverse  impact on 
the amenities of this property.  
 
In respect to the properties to the rear of Madryn Avenue, the proposed 
dwelling would be orientated at an angle to avoid direct overlooking of the 
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amenity areas to the rear and the rear elevation of the property would be 
approx 17m away from the corner of the site where it abuts the gardens of 
neighbouring properties. The rear elevation has also been designed to avoid 
overlooking, with only 1first floor window to the rear elevation which would 
serve a landing, which is a non-habitable room. It is not considered that there 
would be any adverse impact on the amenities of the properties to the rear. 
 
With regard to the amenities provided for the proposed dwelling, a large 
amenity space would be provided with dedicated off street parking spaces. 
The property would also we well screened from within the site by the existing 
trees. 
 

iii) Impact on the visual amenity/character and setting of the listed building 
   
 No. 14a & b (Listed Building) 
The alterations proposed to the flats within the listed building are considered 
acceptable. Full details, including joinery details have been submitted with the 
Listed Building application and no objections have been raised from the 
Conservation Architect. There would be no adverse impact on visual amenity 
or on the character of the listed building. 
 
No. 16 (Former Coach House) 
The alterations proposed to the existing dwelling within the coach house are 
considered acceptable, with minimal alterations proposed to the main front 
elevation facing the listed building and into the courtyard. Additional windows 
will match the existing, details of which have been submitted with the Listed 
Building Application. No objections have been raised in respect of the small 
conservatory to the rear, which would not be located on a main elevation, and 
with a very simple design and use of appropriate materials, there are no 
objections on conservation grounds. The extent of alterations and the size, 
scale and design of the proposed conservatory are considered acceptable 
with no adverse impact on visual amenity or on the character and 
 setting of the listed building. 
 
No. 18 (Former stables, attached to Coach House) 
The proposed dwelling at no. 18 would replicate the design and features of 
the existing stables, although the length of the building would be increased by 
3.3m. All details of the replacement dwelling have been submitted and would 
match those on the coach house. The size, scale and design of the 
replacement dwelling are considered acceptable with no adverse impact on 
visual amenity or on the character and setting of the listed building. 
 
No. 20 (Proposed dwelling) 
The proposed dwelling has been designed to reflect the size, scale and 
design of the coach house, with the use of traditional materials such as slate, 
render and timber windows. No objections have been raised by the 
conservation officer in respect of the impact of the proposed dwelling on the 
setting of the listed building. It is not considered that there would be any 
adverse impact on visual amenity or on the character and setting of the listed 
building. 
 

iv) Highway considerations 
The proposal includes alterations to the existing access arrangement to 
provide one access point to the site. The alterations are considered to be a 
significant improvement to the existing situation of 2 separate access points, 
one of which is very close to a tight bend in Pendyffryn Road. The Head of 
Highways has raised no objection to the proposal subject to standard 
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conditions to ensure satisfactory standards are met, including the completion 
of the access works prior to the commencement of any other works within the 
site. 
 

 
SUMMARY AND CONCLUSIONS: 

8. The principle of the development is considered acceptable in this location. There 
would be no adverse impact on residential or visual amenity or on the character 
and setting of the listed building. There would be no adverse impact on highway 
safety, subject to conditions. 
 

9. The density of the development has been reduced and it is considered that the 
previous reasons for refusal have been addressed and overcome. 

 
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 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. 
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 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. 
4. None of the trees or hedgerows shown on the approved plans as being retained shall 
be felled, lopped or topped without the prior written consent of the Local Planning Authority.  
Any trees or hedgerow plants which die or are severely damaged or become seriously 
diseased within five years of the completion of the development shall be replaced with trees 
or hedgerow plants of such size and species to be agreed in writing with the Local Planning 
Authority. 
5. 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. 
6. 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. 
7. Prior to the commencement of the [erection / application] of any [external stonework / 
render] a sample panel of the type of [stonework, mortar, and pointing/render] it is proposed 
to use on the external surfaces of the walls shall be constructed on the site, and the 
development shall only proceed in accordance with such sample as may be approved in 
writing by the Local Planning Authority : and the [stonework, mortar and pointing/render] to be 
used on the building(s) shall be strictly of the same type, texture and colour as the approved 
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sample panel. 
8. Facilities shall be provided and retained within the site for the parking and turning of 
vehicles in accordance with the approved plan, and which shall be completed prior to the 
development being brought into use. 
9. Prior to the commencement of the development, the access to the site shall be laid 
out, constructed and completed in accordance with the approved plan. 
10. Prior to the commencement of the development, full details of the vehicular footway 
crossing shall be submitted to an approved in writing by the Local Planning Authority and the 
foot way crossing shall be completed in accordance with the approved plans before the 
access is brought into use. 
11. The wall along the whole frontage of the site adjoining the highway shall be no higher 
than 1.05m above the adjacent foot way and nothing shall be planted or erected above this 
height within 2m of the wall. 
 
 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 
conjunction with the development. 
3. To ensure a satisfactory standard of development, in the interests of visual amenity. 
4. To safeguard the existing trees and hedges on the site, in the interests of the visual 
amenities of the locality. 
5. In the interests of visual amenity. 
6. In the interests of visual amenity. 
7. In the interests of visual amenity. 
8. To provide for the parking of vehicles clear of the highway and to ensure that 
reversing by vehicles into or from the highway is rendered unnecessary on the interest of 
traffic safety. 
 
9. 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. 
10. 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 
11. To ensure that adequate visibility is provided at the proposed point of access to the 
highway. 
 
 
NOTES TO APPLICANT: 
 
You are reminded of the requirement to comply with the conditions of the Listed Building 
Consent ref: 45/2004/0817/LB. 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5 & 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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  SES
ITEM NO: 
 

4 

WARD NO: 
 

Rhyl South West 

APPLICATION NO: 
 

45/2007/0433/ LB 

PROPOSAL: 
 
 

Alterations and extensions to no's 14A & 14B; alterations and extension to 
existing dwelling at rear (no. 16); demolition of part of former stables and 
erection of replacement building to form a single dwelling (no. 18)  and 
alterations to existing vehicular access (Listed Building application) 

LOCATION: Pendyffryn House 14/16/18  Pendyffryn Road   Rhyl 
 

APPLICANT: Joseph  Cross  
 

CONSTRAINTS: C1 Flood Zone 
Listed Building 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

1. RHYL TOWN COUNCIL 
”No objection” 
 

2. CONSERVATION OFFICER 
No objection 
 

3. ROYAL COMMISSION ON THE ANCIENT AND HISTORICAL MONUMENTS OF 
WALES 
No comments 
 

4. ANCIENT MONUMENTS SOCIETY 
No objection 

 
 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
1. Mr. G. Owen, 7, Madryn Avenue, Rhyl 
 
Summary of planning based representations received: 

i) The development is at the rear of a Grade II Listed Building and compromises 
its existence in a town that does not possess many listed buildings 

ii) No reference is made to the conditions attached to the previous listed building 
consent granted in 2004 to re salvage materials from the stables 

 
EXPIRY DATE OF APPLICATION:   11/06/2007 
 
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 
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PLANNING ASSESSMENT: 

THE PROPOSAL: 
4. This application is for Listed Building consent and proposes the following: 

No.’s 14a/14b (Listed Building) 
 - External alterations to the side elevation 
 - Removal of small lean to extension to the rear (later addition) and erection of 
replacement of a smaller  porch/lobby area 
 - Internal alterations 
 
No. 16 (Former Coach House) 
 - Internal and external alterations to existing dwelling 
 - Erection of a small timber framed conservatory to the rear elevation 
 
No. 18 (Former stables, attached to Coach House) 
  - Demolition of the stables (Listed Building Consent previously approved) and 
erection of a replacement building to form a new dwelling 
 
Access 
Alterations to the existing access arrangements including demolition and reduction 
in height of the existing boundary wall along the frontage 
 

5. The application site comprises a Grade II Listed Building, a former coach house 
and stables with surrounding gardens, located within the defined settlement 
boundary of Rhyl. Within the main building, there are 2 self contained flats known 
as 14a and 14b, which are currently vacant. To the rear of the main building, is a 
detached 2 storey coach house and stables, within part which is a single dwelling, 
known as no. 16, and the remaining part is vacant. Adjacent to no 16, in the corner 
of the site is an open area of land which abuts properties on Pendyffryn Road and 
Madryn Avenue. 
 

6. The site has two access points which are located to the front of the site on the 
bend on Pendyffryn Road and there is a 1.9m high stone boundary wall along the 
majority of the frontage of the site, with a small section adjacent to the entrance 
and egress points at 1.5m high.  There are a number of trees to the side of the 
building, located on a small piece of land in between the entrance and egress 
driveways, which are linked within the site. 
 

RELEVANT PLANNING HISTORY: 
8. 45/2003/1215/PF & 45/2003/1216/LB Alterations to existing vehicular access 

GRANTED January 2004 
 
45/2004/0817/LB Demolition of stables within curtilage of Grade II Listed Building 
GRANTED January 2005 
 

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

Policy GEN 6 Development Control Requirements 
Policy CON 1 The setting of Listed Buildings 
Policy CON 2 Extension or alteration to Listed Buildings 
 
 
GOVERNMENT GUIDANCE 
Welsh Office Circular 61/96: Planning & the Historic Environment: Historic 
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Buildings & Conservation Areas 
 

 
 

MAIN PLANNING CONSIDERATIONS: 
10.  

i) Impact on visual amenity/Character and appearance of Listed Building 
 

11. In relation to the main consideration noted above: 
i) Visual amenity / Character and appearance of Listed Building 

The detailed alterations proposed to Pendyffryn House (14a/14b) are 
considered acceptable. The porch/lobby proposed to the rear elevation would 
be constructed using appropriate materials, a combination of timber, glazing 
and natural slate. The plans contain all the appropriate detailing which is 
considered acceptable for the building. It is not considered that there would 
be any adverse impact on the character and appearance of the Listed 
Building. 
 
The alterations proposed to the dwelling at the coach house are considered 
acceptable with all details considered appropriate. The size, scale and design 
of the proposed conservatory to the rear elevation is considered in character 
with the building. It is not considered that there would be any adverse impact 
on the character and appearance of this building, which is within the curtilage 
of a Listed Building. 
 
The redundant stable which is attached to the coach house is to be 
demolished and was the subject of a previous listed building consent. There 
are conditions on this consent which require formal approval. The details of 
the replacement structure are considered acceptable in conservation terms 
with the new building replicating the features and characteristics of the 
existing stable.  The plans contain appropriate detailing, which is considered 
acceptable for the building. It is not considered that there would be any 
adverse impact on the character and appearance of this building within the 
curtilage of a Listed Building. 
 
 

SUMMARY AND CONCLUSIONS: 
12. There would be no adverse impact on visual amenity and the character, 

appearance, or setting of the Listed Building. This recommendation is subject to 
referral to CADW and authorisation for the Authority to grant consent. 

 
 
RECOMMENDATION: GRANT LISTED BUILDING CONSENT - subject to the following 
conditions:- 
 
1. The works hereby permitted shall be begun before the expiration of five years from 
the date of this consent. 
 
2. Demolition shall not begin until an appropriate photographic survey of the existing 
building on the site has been carried out in accordance with details to be submitted to, and 
approved in writing by the Local Planning Authority.  The resulting photographs shall be 
deposited with the Local Planning Authority within one month of completion. 
 
3. No demolition shall take place before a contract for carrying out the works to erect a 
replacement building on the site has been made and full planning permission has been 
granted. 
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4. A scheme for re-use of salvaged materials on the site shall be submitted to and 
approved in writing prior to demolition. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of the 1990 Listed Buildings Act. 
2. In the interests of investigation and recording of historic/listed buildings. 
 
3.  In the interests of the character and appearance of the Conservation Area. 
 
4.  In the interests of the character of the listed building and its setting. 
 
 
NOTES TO APPLICANT: None 
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  SES
ITEM NO: 
 

5 

WARD NO: 
 

Rhyl East 

APPLICATION NO: 
 

45/2007/0470/ PO 

PROPOSAL: 
 
 

Demolition of existing dwelling and development of land by the erection of 
12 no. 1-bed flats and 3 no. 2-bed lodges for assisted living for St. David's 
Care Home and formation of new vehicular and pedestrian access (outline 
application seeking approval of siting and means of access) 

LOCATION: Land   at  Tarleton Street   Rhyl 
 

APPLICANT: Mr & Mrs M  England  
 

CONSTRAINTS: Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

8. RHYL TOWN COUNCIL 
”Object on the grounds that: 
 
1. The development would represent over development of the site 
2. Tarleton Street is of insufficient dimensions to cope with further traffic and 
particularly the heavy plant required for the construction of the proposed 
development 
3. Loss of amenities to adjoining properties” 
 

9. HEAD OF TRANSPORT & INFRASTRUCTURE 
No objection subject to the inclusion of conditions 
 

10. PRINCIPAL COUNTRYSIDE OFFICER 
This proposal is better than the previous scheme in so far as the loss of mature 
trees is concerned however would prefer to see an alternative to the loss of three 
of the four trees now proposed 
 

11. HEAD OF HOUSING SERVICES 
No objection 
 

12. DWR CYMRU WELSH WATER 
No objection 
 

13. CHIEF FIRE OFFICER 
No objection 

 
 

RESPONSE TO PUBLICITY: 
Letters of representation received from: 
1. Mr. J. E. Evans, Coed Mor, 15 Fairfield Avenue, Rhyl 
2. Mr. & Mrs. T.E. Sharp, 7, Fairfield Avenue, Rhyl 
3. Mr J S  & Mrs J  Large, Coach House, Tarleton Street, Rhyl LL18 3EH. 
4. Mr P E Jones & Mrs C M Lockwood-Jones (via e-mail) 
5. Mr. M. Earnshaw, 6, Russell Gardens, Rhyl 
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6. K C Johnson, 7 Russell Gardens, Rhyl.  LL18 3EL. 
7. Mr. & Mrs. E. Moseley, 11, Fairfield Avenue, Rhyl 
8. Mrs B Williams, 3 Fairfield Avenue, Rhyl.  LL18 3EE 
9. Mrs C M Angell, 35 East Parade, Rhyl 
 
Summary of planning based representations: 

i) The application does not overcome the comments of the Planning Inspector 
on the previous appeal. 

ii) Impact on highway safety 
iii) Impact on public safety 
iv) Inadequate highway network to cope with additional traffic 
v) Over development 

 
 

EXPIRY DATE OF APPLICATION:   17/06/2007 
 
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. This is an outline application but with siting and means of access to be considered 

as part of the application.  
 

2. A total of 12 no. 1 bed apartments would be provided along the frontage of the site, 
with 3 no. 2 bed lodges to the rear side of the site, all proposed for assisted living 
units in connection with St David’s Care Home. The 12 apartments would be split 
into 2 main blocks, 8 units in one block and 4 in the other, with a unit provided at 
ground and first floor level. The assisted living units would be occupied by 
individuals or couples who are in need of some additional care, but are not yet in a 
position or in need, to be in institutional care. A family member or spouse of a 
person residing at St David’s Care Home could occupy the units, to be close to 
hand and visit the family member. 
 
 

3. The application site comprises a former bowling green located adjacent to a single 
storey detached dwelling located off Tarleton Street, within the defined settlement 
limits of Rhyl. The site as a whole comprises 0.19 hectares bounded to the front 
and rear by traditional stone walls with some trees located as part of the front 
boundary and young trees and shrubs to the rear boundary. Tarleton Street is a 
narrow road with unrestricted parking, and on-street parking, resulting in only 
single lane traffic being able to pass.  

 
4. Apart from the bungalow which forms part of the site, Tarleton Street itself only has 

1 no. dwelling, The Coach House, which actually fronts directly onto the highway, 
all other properties which are located on Fairfield Avenue and Russell Gardens, 
having backs or sides onto the street. However, many of these properties have 
detached garages and vehicular access points off Tarleton Street. St David’s 
Residential Home fronts onto East Parade but backs onto the north west side 
boundary of the site, with properties on Russell Gardens located to the south east 
side boundary and properties on The Lawn and Olinda Street to the rear boundary. 
The properties comprise a mixture of two storey and three storey buildings, many 
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of Victorian and Edwardian style, with further accommodation either at basement 
level or within the roof space.  

 
 

5. A new vehicular access is proposed off Tarleton Street, with only a pedestrian 
access retained at the rear of St David’s. It is also proposed to provide a 
pedestrian footpath along the frontage of the site on Tarleton Street. This proposed 
access would serve the proposed development and St David’s. To the rear of the 
apartments and St David would be off street parking, providing a total of 23 no. 
spaces, 5 of which are shown as disabled parking spaces, along with a 
landscaped amenity area, drying area and bin store. The 3 lodges would be 
provided with private amenity areas.  

 
 
RELEVANT PLANNING HISTORY: 
6. 45/2005/0445/PO Demolition of existing dwelling and development of land by the 

erection of 17 no. apartments with associated vehicular access (outline 
application) REFUSED 23rd November, 2005 for the following reasons: 
 

”1. The proposed development would be served by Tarleton Street, which the 
Local Planning Authority considers to offer an inadequate highway approach, 
characterised by on street parking, limited carriageway width, and with narrow 
pavement on one side only. The proposal would lead to additional vehicular 
and pedestrian movements along this street, which due to its character, would 
be likely to lead to increased dangers and inconvenience for all highway 
users. The proposal would conflict with criteria (vi) and (vii) of Policy GEN 6 
and Policy TRA 6 of the Denbighshire Unitary Development Plan. 
 
2. The proposal for the erection of 17 no. apartments on the site would be 
likely to lead to un unacceptable overdevelopment of the site, and the 3 
storey height of the development, relationship of the development to the 
street scene, and the impact on existing amenity space provision for the 
adjacent residential home, would conflict with criteria (i) and (ii) of Policy GEN 
6 of the Denbighshire Unitary Development Plan.” 
 

An appeal was lodged against the refusal and was DISMISSED in July 2006. The 
Planning Inspector considered the highway and amenity issues set out in the 
reasons for refusal, but dismissed the appeal on highway related grounds only.  

 
 

PLANNING POLICIES AND GUIDANCE: 
7. DENBIGHSHIE UNITARY DEVELOPMENT PLAN (Adopted 3rd July, 2002) 

Policy GEN 6 Development Control Requirements 
Policy HSG 2 Housing Development in Main Centres 
Policy HSG 10 Affordable Housing within Development Boundaries 
Policy REC 2 Amenity and recreational open space requirements in new 
developments 
Policy TRA 6 Impact of new development on traffic flows 
Policy TRA 9 Parking and Servicing provision 
 
SPG 4 – Open Space Requirements in New Developments 
SPG 21: Parking Requirements in New Developments 
SPG 22: Affordable Housing 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales (March 2002) 
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TAN 12: Design 
TAN 18: Transport 

 
 
MAIN PLANNING CONSIDERATIONS: 
8.  

i) Principle of development 
ii) Impact on residential amenity 
iii) Impact on visual amenity/street scene 
iv) Highways/Parking 
v) Affordable Housing 
vi) Open Space 
 

9. In relation to the main considerations noted in paragraph 8 above: 
 

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. The bowling green has no specific 
protection under UDP policies and is not currently in use. It appears to have 
been formerly connected with St David’s. 
 

ii) Impact on residential amenity 
The site directly abuts residential properties on Russell Gardens which would 
be located to the side elevation of the apartments and rear elevation of the 
lodges, with properties on The Lawn and Olinda Street to the rear boundary.  
From the rear elevation of the apartments to the rear boundary would be a 
distance of some 26m (exceeding the 21m back to back distance normally 
sought as a minimum) and therefore there would be no unacceptable impact 
on the properties to the rear. The properties adjacent on Russell Gardens are 
located in the corner of the cul de sac with rear elevations facing the site.   
However, due to the position of the dwellings (no.’s 6 and 7) all main 
habitable room windows are located fronting Russell Gardens or in the case 
of no. 7, onto Tarleton Street itself. No. 7 has some ground floor windows 
along its elevation adjoining the application site. However, with a distance of 
7.5m achieved from the siting of the apartment block and with careful design 
and consideration to location of windows there would be no unacceptable 
impact on this property or its neighbour at no 7 Russell Gardens. The lodges 
are proposed as single storey properties, with rear garden areas there would 
be a distance of 12m to the rear boundary of no. 6 Russell Gardens. All other 
properties on Fairfield Avenue are located on the other side of the road with 
acceptable distances from the site. The apartments and lodges would be 
provided with off street car parking facilities, bin storage and drying area 
along with a landscaped amenity area to the rear and therefore it is 
considered that an acceptable level of amenity would be afforded to future 
occupiers. 
 

iii) Impact on visual amenity/street scene 
Within the locality there is a wide mix of house types and a suitably designed 
development would not have a significant impact on the character of the area. 
There would be no adverse impact on the visual amenities of the street 
scene. The proposal would not result in over development of the site. There 
would be a loss of some of the existing trees along Tarleton Street to enable 
the relocation and construction of the proposed access. Whilst this is 
unfortunate, a detailed landscaping scheme would be required including 
replacement of suitable species of trees along the frontage.  Significantly, the 
appeal Inspector raised no objections in relation to the siting and scale of 
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development or in terms of impact on the character of the area, for the 
previous scheme for 17 units. 
 

iv) Highways/Parking 
The Head of Transport and Infrastructure is satisfied with the access 
arrangements and car parking facilities subject to the inclusion of relevant 
conditions. This repeats highway officer comments on the previous 
application, subsequently refused on access grounds and dismissed on 
appeal. This is an instance where detailed consideration has to be given to 
the conclusions of the Planning Inspector on dismissing the appeal on the 
previous scheme in 2006. 
 
In summary, it was considered that the traffic generated by a proposal for 17 
apartments would further aggravate conditions in Tarleton Street, and that 
this harm would occur even if car ownership and traffic generation arising 
from the development due to the size and type of units were lower.  
 
The appeal Inspector concluded that the existing access to the rear of St 
David’s would give rise to hazards to other road users as visibility in a 
northwards direction is limited. It was considered that any further traffic 
generated at this point would add to conflict and congestion in the street.  
 
In respect to on-street parking, the issue of police involvement and the 
Council having the ability to introduce parking restrictions on the street under 
traffic regulations was considered. It was concluded that “the Council has no 
proposals to bring any such regulations into force. It would not be prudent in 
this case to rely on a possibility that this might be achieved at some date in 
the future. In my view, any such measures would not resolve the difficulties 
encountered by pedestrians in the street, and by vehicles existing from the 
development. Although it would be possible to provide a relatively short 
section of footway along the frontage of the site, this would not address the 
deficiency of footway provision. I do not consider that it is reasonable that 
pedestrians should be compelled to make longer detours along other 
footways on the highway network between Russell Road to the south and the 
seafront.” 
 
This application proposes a new vehicular access and the closing up of the 
existing access to the rear of St David’s, which is considered to address the 
comments made in respect of the suitability of this point of access in the 
previous application, and no objections are raised in respect of the proposed 
point of access. 
 
However, having regard to the appeal decision and comments made by the 
Planning Inspector, the issues relating to the conditions on Tarleton Street 
itself remain. Whilst it is possible that this development would generate less 
traffic, and that this scheme proposes a new access to overcome part of the 
Inspectors concerns, it is not considered that the objections relating to the 
difficulties encountered by pedestrians in the street can be overcome. 
 
Tarleton Street is a highway of approx 5m in width with only one footway on 
its western side, which is no more than 1m wide, and is interrupted in places 
by garage accesses. Owing to the relatively narrow width of the highway, 
some vehicles encroach onto the footway to park. This makes it inevitable 
that pedestrians walk along the road. Whilst the development provides 
sections of footway along the frontage of the site, this does not address the 
deficiencies of footway provision on Tarleton Street. 
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v) Affordable Housing 
The proposal is to provide assisted living accommodation run privately, not 
through a Registered Social Landlord or the Council, where sufficient controls 
exist to ensure that the scheme meets housing needs in the vicinity at an 
affordable level. Thus, further controls through a S106 agreement or planning 
condition would be considered necessary. 
 

vi) Open Space 
The applicant is aware of the planning policy requirements for provision of 
open space in new development and there is limited amenity space provided 
within the site. 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. This approach was considered acceptable by the Appeal 
Inspector. 

 
SUMMARY AND CONCLUSIONS: 

10. The principle of development within the development boundary is considered 
acceptable without causing a detrimental impact on residential or visual amenity. 
Affordable housing and open space requirements can be addressed at detailed 
stage and can be covered by conditions. However, it is still considered that there 
would be an unacceptable impact on highway safety, and key concerns raised on 
the previous application, and by the appeal Inspector can not be overcome. 
 

 
RECOMMENDATION: - REFUSE  for the following reasons:- 
 

 
1. The proposed development would be served by Tarleton Street, which the Local 
Planning Authority considers to offer an inadequate highway approach, characterised by on 
street parking, limited carriageway width, and with narrow pavement on one side only. The 
proposal would lead to additional vehicular and pedestrian movements along this street, 
which due to its character, would be likely to lead to increased dangers and inconvenience for 
all highway users. The proposal would conflict with criteria (vi) and (vii) of Policy GEN 6 and 
Policy TRA 6 of the Denbighshire Unitary Development Plan. 
 
 
NOTES TO APPLICANT: 
 
None 
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  SES
ITEM NO: 
 

6 

WARD NO: 
 

Rhyl South West 

APPLICATION NO: 
 

45/2007/0641/ PR 

PROPOSAL: 
 
 

Details of siting, design and external appearance of 9 no. apartments, 
means of access thereto and landscaping of site, and affordable housing 
arrangements, submitted in accordance with Condition No. 1 and 4 of 
outline application Ref. No. 45/2005/0551/PO 

LOCATION: Builders Yard 13  Sisson Street   Rhyl 
 

APPLICANT: De Novo  Group Holdings Ltd  
 

CONSTRAINTS: C1 Flood Zone 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

14. RHYL TOWN COUNCIL 
”No objection” 
 

15. HEAD OF TRANSPORT & INFRASTRUCTURE 
No objection subject to the inclusion of conditions 
 

16. HEAD OF HOUSING SERVICES 
No objection 
 

17. DWR CYMRU WELSH WATER 
No objection 
 

18. ENVIRONMENT AGENCY 
No objection 

  
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
1. Ivor Howatson & Son, 17, Sisson Street, Rhyl 
2. Ms T A Prince, 18 Sisson Street, Rhyl 

 
Summary of planning based representations: 
i)  Impact on the character of the area 
ii)  Inadequate parking provision 
 

EXPIRY DATE OF APPLICATION:   29/08/2007 
 
REASONS FOR DELAY IN DECISION: 
 

• timing of receipt of representations 
• additional information required from applicant 
• re-consultations / further publicity necessary on amended plans and / or 

additional information 
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PLANNING ASSESSMENT: 
THE PROPOSAL: 
1. This application is a reserved matters application dealing with the siting, design 

and external appearance of 9 no. apartments, means of access thereto and 
landscaping of the site, including affordable housing arrangements.  It is submitted 
in accordance with conditions 1 and 4 of outline planning permission code no 
45/2005/0551/PO, granted in September 2006.  
 

2. The application site comprises a former builder’s yard located within the 
development boundary of Rhyl. Sisson Street is a primarily residential area with a 
mixture of 2 storey terraces and semi’s and a 3 storey block of flats in close 
proximity to the site. Adjoining the application site on both sides are 2 storey 
developments, a residential property to the one elevation and a funeral directors to 
the other. To the rear of the site are 3 storey residential properties on Williams 
Street and the former milk depot warehouses. 
 

3. It is proposed to erect a ‘T’ shaped block, 3 storeys in height fronting onto Sisson 
Street. Access to the site would be off Sisson Street with car parking areas 
proposed to the rear of the property. It is proposed to provide 3 no. affordable 
housing units, which would be 2 bed apartments for low cost homeownership. 

 
RELEVANT PLANNING HISTORY: 
4. 45/2005/0551/PO Development of 0.08ha of land for residential purposed (outline 

application ) GRANTED 5th September, 2006 
 
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 ENP 6 Flooding 
Policy HSG 2 Housing Development in Main Centres 
Policy HSG 10 Affordable Housing within development boundaries 
Policy TRA 6 Impact of new development on traffic flows 
Policy TRA 9 Parking & Servicing Provision 
 
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: 
6.  

i) Principle of development 
ii) Impact on residential amenity 
iii) Impact on visual amenity/street scene 
iv) Highway considerations 
v) Affordable Housing 
 

7. In relation to the main planning considerations noted above: 
i) Principle of development 

The principle of the development has been established by the grant of outline 
planning permission in September 2006. The matters for consideration are 
solely the detailing of the development. 
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ii) Impact on residential amenity 
The site directly abuts residential development on Sisson Street with other 
residential properties   located immediately opposite the site. The apartment 
block would be set back by approx 5.5m from the frontage of the site, and 
therefore a distance of approx 20m would be achieved between the proposed 
building and existing residential properties opposite. In relation to the 
properties abutting the site, no windows are proposed within the main gables 
of the proposed block, and to the rear where the building steps in, a living 
room is proposed : however a distance of approx 15m is achieved to the 
boundary with no 9, Sisson Street. The property at 17 Sisson Street is in use 
as a funeral directors, and is separated from the application site with a 
parking area provided to the rear. It is not considered that the proposal would 
result in any loss of privacy or amenity for adjoining properties. The 
apartments would be provided with off street parking facilities, a cycle storage 
area, and external bin storage area, and it is considered that an acceptable 
level of amenity would be afforded to future occupiers. 
 

iii) Impact on visual amenity/street scene 
Within the locality, there are a mix of house types including a 3 storey 
development almost opposite the site and to the rear, and therefore a 3 storey 
development fronting Sisson Street 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. 
 

iv) Highway considerations 
The proposal is to form an access off Sisson Street leading to a parking area 
to the rear, with 9 no. residents car parking spaces and 2 visitor spaces. It is 
also proposed to erect bollards along the frontage of the site to deter vehicles 
from parking on the pavement and to provide a safe route for pedestrians. 
The Head of Transport and Infrastructure is satisfied with the access 
arrangements and parking provision. Whilst 1 space per unit and 2 visitor 
spaces does not meet the Council’s parking standards, which requires a 
maximum of 2 car parking spaces for a 2 bed property, the parking provision 
is considered acceptable taking into account the nature and location of the 
development, as the site is located within walking distance of the town centre 
and public transport links and therefore in this location, a reduced number of 
parking spaces is considered to be acceptable.  
 

v) Affordable Housing 
The applicant has confirmed the intention to make 3 units available for 
affordable purposes. This would be consistent with the SPG on affordable 
housing, and can be secured through a Section 106 obligation. 
 
  The submitted information confirms the following: 
 

Number of units proposed 9 
No. of affordable houses  3 no -  On Site 
Plot No’s  7, 8 & 9 
Tenure Low Cost Homeownership 
House type 3 no. apartments, all 2 bed 
Floor area  62 sq m 
Timing of AH availability  
in relation to market value units 

To be agreed in the S106, possible 
50% trigger 

 
Floorspace area of units complies with the Design Quality Requirements. 
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Current available waiting list (Aug 2007) indicates the following details for the 
Community of Rhyl: 

    
Type General Sheltered 

1 bed flat 892 293 
1 bed house 13 0 

1 bed bungalow 76 248 
2 bed bungalow 557 213 

2 bed flat 731 0 
2 bed house 100 209 
3 bed house 659 0 

3 bed bungalow 18 5 
4 bed or above 223 0 

Total 3269 968 
 

 
 
SUMMARY AND CONCLUSIONS: 

8. The application provides an acceptable development in terms of siting, design, 
external appearance and landscaping, without causing any detriment to residential 
or visual amenity. The access and parking arrangements are acceptable and 
would not cause any adverse impact on highway safety. The affordable housing 
arrangements are considered acceptable. 

 
 

RECOMMENDATION: - APPROVE subject to the following conditions:- 
 
 
In relation to Condition 1 (siting, design, external appearance, means of access and 
landscaping) 
 
1. The car parking accommodation shall be laid out and constructed strictly in 
accordance with the approved plan and completed to the satisfaction of the Local Planning 
Authority prior to the occupation of any of the units hereby permitted. 
 
2. The bicycle storage area shown on the approved plan shall be provided in 
accordance with the approved plan prior to the occupation of any of the units hereby 
permitted and the facility thereafter retained. 
 
3. The bollards shown on the approved plan shall be installed prior to the occupation of 
the units hereby permitted. 
4. No development shall take place until a scheme of foul water, surface water and land 
drainage has been submitted to, and approved by, the Local Planning Authority and the 
approved scheme shall be completed before the building(s) is(are) first occupied. 
 
The reason(s) for these condition(s) are:- 
 
 

1. To provide for the loading, unloading and parking of vehicles clear of the highway and 
to ensure the reversing by vehicles into or from the highway is rendered unnecessary in 
the interest of traffic safety. 
 
2. To provide for the parking/storage of bicycles and to encourage the use of 
sustainable means of transport. 
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3. To safeguard the interests of pedestrians. 
4. To ensure satisfactory drainage of the site and to avoid flooding. 
 
 
In relation to Condition 4 (affordable housing arrangements) 

 
 subject to the following condition  
 
1. The arrangements relating to the affordable housing shall be secured through a 
Section 106 agreement, to provide 3 units and the retention of the units for affordable 
purposes in accordance with the Council's policies, and the development shall not commence 
until the completion of the Section 106 agreement. 
 
The reason for this condition is:- 
 
1 To comply with Policy HSE 10 & SPG 22 of the Denbighshire Untiary Development 
Plan. 
 
 
NOTES TO APPLICANT: 
 
You are reminded of the requirement to comply with condition 6 and 8, and prior to the 
commencement of the development, the need to obtain formal written approval of the external 
materials as required by condition 7. 
 
You should contact the Case Officer and Legal Officer to resolve issues over the Section 106 
agreement, including the payment of the Councils expenses. 
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5 & 10. 
 
Your attention is drawn to the attached notes relating to applications for consent to construct 
a vehicular crossing over a footway / verge under Section 184 of the Highways Act 1980. 
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  PG
ITEM NO: 
 

7 

WARD NO: 
 

Rhyl South East 

APPLICATION NO: 
 

45/2007/0984/ PF 

PROPOSAL: 
 
 

Demolition of existing workshop and garages and erection of detached 
dwelling 

LOCATION: Land at Merllyn Farm 23  Dyserth Road   Rhyl 
 

APPLICANT: Mr Hugh  Jones  
 

CONSTRAINTS: CLB-Class B Road 
PD Removed 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
Mr Hugh Jones is a County Councillor and member of Planning Committee 
 
CONSULTATION RESPONSES:  

1. RHYL TOWN COUNCIL  
“In consideration of the applicant being a Member of the Town Council the application 
was not considered.” 
 

2. HIGHWAY AUTHORITY 
No objection subject to a condition regarding parking and turning facilities 

 
RESPONSE TO PUBLICITY:  
None. 

 
MEMBERS’ COMMENTS:  
None. 
 
EXPIRY DATE OF APPLICATION:   04/12/2007 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The site measures 21 metres by 14 metres and stands between the two-storey 

infill dwelling at 25A and the row of properties fronting Dyserth Road.  The site 
previously contained some workshops/garages but these had been demolished at 
the time of the site visit.  The site is abutted by walls of around 2 metres in height 
to the east side and to the rear (north), by a fence of around 1.8 metres in height to 
the west side and by an existing workshop/storage building to the front (south) 
which will remain and stands outside of the site edged in red. 
 

2. The application follows the granting of outline consent for a dwelling at the site (ref 
45/2007/0137/PO) in 2007 and shows the erection of a two-bedroom dormer 
bungalow with a footprint of 7.0 metres by 8.0 metres with a ridge height of 6.7 
metres.  The dwelling also has a detached garage set within the rear corner of the 
plot which it was noted had already been constructed at the time of the site visit.  
The proposed dwelling is sited 3.0 metres off the west boundary of the plot and 
has its west side elevation 7.5 metres from the front of 25A.  The east side 
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elevation has a distance of 4.0 metres to the east boundary and a distance of 13.0 
metres to the rear of the properties on Dyserth Road. 

 
RELEVANT PLANNING HISTORY: 
3. 45/2007/0137/PO – Outline application for the erection of one detached dwelling: 

Granted 18 April 2007 subject to conditions including it being limited to a single-
storey dwelling only in order to protect the amenity of nearby residents and the 
character of the area. 

 
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. The main issues raised by the proposal are: 
 
(i) Principle, visual appearance and impact on the amenity of nearby occupiers 
(ii) Highways 
 
6. In relation to the main issues above: 

ii) The extant outline consent at the site has established the principle of 
residential development at the site, but only for a single-storey dwelling.  As 
such, the erection of a dwelling containing two floors of accommodation with a 
ridge height of 6.7 metres is not considered acceptable in principle due to its 
impact on the amenity of adjacent residents.  The siting of a two-storey 
dwelling within close proximity of the west and east boundaries would also 
make the development appear cramped and would have an adverse impact 
on the character of the area. 
 

iii) No objection is raised to the proposal in terms of highways as the Highway 
Authority consider that a condition regarding parking and turning would result 
in a satisfactory form of development in this regard. 

 
SUMMARY AND CONCLUSIONS: 

7. The application is unacceptable and is recommended to be refused. 
 

RECOMMENDATION:   REFUSE - for the following reason:- 
 

1. The erection of a dwelling containing two floors of accommodation with a ridge height 
of 6.7 metres is not considered acceptable due to its impact on the amenity of 
adjacent residents.  The siting of such a two-storey dwelling within close proximity of 
the west and east boundaries would also make the development appear cramped 
and would have an adverse impact on the character of the area.  As such, the 
proposal is unacceptable as it is contrary to criteria (i), (ii) and (v) of Policy GEN 6 of 
the Denbighshire Unitary Development Plan. 

 
NOTES TO APPLICANT: None. 
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 NJF
ITEM NO: 
 

8 

WARD NO: 
 

Rhyl East 

APPLICATION NO: 
 

45/2007/1253/ PF 

PROPOSAL: 
 
 

Retention of and extension to existing covered seating area 

LOCATION: The Esplanade Club 86  Rhyl Coast Road   Rhyl 
 

APPLICANT: Mr Hugh  Jones  
 

CONSTRAINTS: C1 Flood Zone 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
Mr Hugh Jones is a County Councillor and member of Planning Committee 
 
 
CONSULTATION RESPONSES: 

1. RHYL TOWN COUNCIL 
”In consideration of the applicant being a Member of the Town Council the application 
was not considered.” 
 

2. PUBLIC PROTECTION 
Awaiting response. 

 
RESPONSE TO PUBLICITY: 

None 
 
EXPIRY DATE OF APPLICATION: 24/12/07 
 
PLANNING ASSESSMENT: 
THE PROPOSAL: 

1. The application site consists of a long established licensed pub premises.  The 
premises are two storey and set back from the road with a parking area to the 
front.   
 

2. To the immediate east of the site is a Class A3 restaurant with residential 
properties beyond.  To the west of the of a former petrol filling station, currently 
vacant but with consent for the erection of building for tyre, battery and exhaust 
fitting to private cars and vans.  To the south, on the opposite side of Rhyl Coast 
Road is an established parade of shops.  The site and the retail area opposite form 
the RET 10 local shopping centre. 
 

3. Permission is sought to retain and extend a covered seating area to the front of the 
premises.  The existing seating area measures 2.9m in width across the frontage 
of the premises, has a depth of 2.2m and is 2.2m in height. The proposed 
extension to the seating area measures 4.1m in width and 2.2m in depth. There is 
an opening measuring approximately 1.25m which incorporates wheel chair 
access. The proposal will be closed on one side using timber trellis posts from floor 
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to roof height. 
 

4. The application is presented to the Planning Committee in accordance with Park 2, 
A (v) of the scheme of Delegation because the applicant is Councillor H Jones. 

 
RELEVANT PLANNING HISTORY: 

5. 45/2005/0809/PF – Single storey flat roofed extension at rear to provide new toilet 
facilities – GRANTED 24/08/05 

 
PLANNING POLICIES AND GUIDANCE: 

6. DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 
Policy GEN 6- Development Control Requirements 
Policy RET 16- Food & Drink- Hot Food Take-Aways 
 
GOVERNMENT GUIDANCE: 
Planning Policy Wales, March 2002 

 
MAIN PLANNING CONSIDERATIONS: 

7.   
i) Impact on Visual Amenity 
ii) Impact on Residential Amenity 

 
8. In relation to the main planning considerations in paragraph 5: 

i) Impact on Visual Amenity 
The size, scale and design of the proposed are considered acceptable. The 
proposed platform and covered area does not encroach onto the road side 
and respects the character and appearance of the property in terms of 
materials.  The existing extension now in-situ, does not detract from the street 
scene. There are no concerns relating to the impact this proposal will have on 
the visual amenity of the property and the area and the seating area complies 
with Policy GEN 6. 
 

ii) Impact on Residential Amenity 
The closest residential dwellings to the site lie some 21m to the east with 
another existing Class A3 food and drink use between.  Given the location of 
the seating area, neighbouring uses and it’s limited size, it is not considered 
any significant impact upon residential amenity will be experienced.  The 
proposal complies with Policy RET 16. 

 
SUMMARY AND CONCLUSIONS: 

8. The proposal complies with Policy and is recommended for approval. 
 
RECOMMENDATION: - GRANT for the following reasons:- 
 
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. 
 
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. 
 
NOTES TO APPLICANT:  None 
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 PDG
ITEM NO: 
 

9 

WARD NO: 
 

Llangollen 

APPLICATION NO: 
 

03/2007/0920/ PF 

PROPOSAL: 
 
 

Erection of commercial smoke house unit 

LOCATION: Highcroft  Birch Hill   Llangollen 
 

APPLICANT: Mr T  Woodbridge  
 

CONSTRAINTS: Within 67m Of Trunk Road 
Listed Building (from GIS) 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

1. LLANGOLLEN TOWN COUNCIL 
Awaiting response. 
 

2. LANDSCAPE ARCHITECT 
Awaiting response 
 

3. PUBLIC PROTECTION 
Have no concerns. The proposed emissions are likened to that of a small domestic 
log burner. It is not considered that there will be any adverse impact upon the 
neighbouring properties. 
 

4. LLANGOLLEN CIVIC SOCIETY 
 “Oppose the application simply on the grounds that this is a business being 

created in a wholly residential location.”  
   
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
1. Mrs Stella Bond, Coedfryn, Birch Hill, Llangollen. LL20 8LN. 
2. Edward P Jones, Tryfan, Birch Hill, Llangollen. LL20 8LN. 
3. Mrs Joseph, 1 Quinta, Birch Hill, Llangollen. LL20 8LN. 
4. Mr B Quinn, Llwyn Aeron, Birch Hill, Llangollen. LL20 8LN 
 
Summary of planning based representations: 

i) Impact upon the residential character of the area through the introduction of a 
commercial unit 

ii) Impact upon residential amenity by virtue of smoke pollution, odour pollution 
iii) Increase in traffic 
 

EXPIRY DATE OF APPLICATION:   08/10/2007 
 
REASONS FOR DELAY IN DECISION: 
 

• timing of receipt of representations 
• additional information required from applicant 
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PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. This is a full planning application for the erection of a building to be used as a 

commercial smoke house. The smoke house would be used to smoke fish 
which would then be sold in the applicant’s fishmongery business. Delivery of 
fish to be smoked would be to the applicant’s shop in Wrexham which would 
then be transported to the applicant’s home and smoke house on his usual 
commute to and from work.  Within the proposed building would be located a 
mini-kiln for the curing of the fish, refrigerators for the storage of fish waiting to 
be cured, and an office area for the applicant’s benefit. 

 
2. The site is located within the residential curtilage of the dwelling Highcroft which 

is a grade II listed building. Access to the site is via a series of steps as it is 
elevated high above the other dwellings in the area. This affords the site a large 
amount of privacy as it cannot be viewed from any public vantage point. The 
boundary of the site is mature trees/planting to the front and an embankment to 
the rear.   

 
19. The proposed building would be 3.5 metres by 14 metres. To the ridge it would 

be 4 metres in height. Materials proposed are block and render walls and slate 
roof. It would be located 21 meters from the nearest dwelling. 

 
RELEVANT PLANNING HISTORY: 
4. 03/2004/1216/PF – Renovations and extension to rear of dwelling, erection of 

new double garage and associated landscaping. GRANTED 2/12/04  
 
 
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 EMP 4 – Employment Development Within Development Boundaries 
 Policy EMP 9 – Working from Home 
 Policy ENV 2 – Development affecting the AOB 
   
 
MAIN PLANNING CONSIDERATIONS: 
6. i) Principle of development 

ii) Impact upon visual amenity 
iii) Impact upon residential amenity 
iv) Impact upon traffic volume 

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

i) Principle of development: 
 Policy ENV 4 allows for employment uses within the development boundaries 

provided they are of a scale and type that is appropriate to the area. Policy 
EMP 9 allows for the use of a dwelling's curtilage for business uses provided 
that the main use and appearance of the site remains residential, and that 
there will be no impact upon the residential character of the area. The 
principle is therefore acceptable in principle. 

 
ii)  Impact upon visual amenity: 

The proposed design and location of the building is considered acceptable. 
It would not be visible from any public vantage point and would not 
negatively impact upon the character of the listed building. Accordingly the 
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Councils Conservation Officer has responded that he has no concerns 
regarding the proposal. The residential character of the dwelling’s curtilage 
would not be visually harmed by this proposal as the building in question is 
equivalent to an ancillary domestic building.   

 
iii) Impact upon residential amenity:  

 Concerns have been raised regarding the proposals potential impact upon 
the character and amenity of what is primarily a residential area. However, 
details of the proposed kiln clearly indicate that the smoke produced by the 
kiln would not exceed that of a domestic log burner. The temperatures 
involved and the sealed nature of the kiln further ensure that no odours will 
be emitted during the smoking process. It is therefore concluded that the 
impact upon the residential character and amenity of the area and site will 
not be detrimentally affected.   

    
iv) Impact upon traffic volume: 

Regarding the proposals impact upon traffic levels, it has been clearly stated 
that there will be no increase in the volume of traffic. Vehicular movements 
will remain the same as the transportation of fish between the applicants 
shop and the smoke house will be done as part of the applicant’s daily 
commute in his refrigerated van.  
 

 
SUMMARY AND CONCLUSIONS: 

8. The scale of the proposal is clearly ancillary to the residential use of the 
dwelling and would not impact upon the residential character of the area. 
There would be no alteration in the traffic flows to and from the site and the 
proposal would not result in pollution in the form of odour or smoke. The 
proposal therefore complies with policy 

 
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 raw materials, finished or unfinished products or parts, crates, packing materials 
or waste shall be stacked or stored on the site except within the buildings or storage areas 
that have been approved in writing by the Local Planning Authority for this purpose. 
3. The permission inures for the benefit of the applicant only. 
 
 
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 amenity and highway safety by ensuring that adequate on-site 
parking and turning space is available. 
 
 
NOTES TO APPLICANT: 
 
None 
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  PDG
ITEM NO: 
 

10 

WARD NO: 
 

Llanfair Dyffryn Clwyd / Gwyddelwern 

APPLICATION NO: 
 

10/2007/0980/ PF 

PROPOSAL: 
 
 

Erection of single-storey agricultural building for housing of livestock and 
general agricultural use 

LOCATION: Land at Llan Isa   Bryneglwys  Corwen 
 

APPLICANT: Mrs M  Bellis  
 

CONSTRAINTS: AOB 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

20. BRYNEGLWYS COMMUNITY COUNCIL 
”The Community Council would like to object to the above application as we fell 
that there is overdevelopment of the site.  An application for a dwelling has 
recently been approved and there are numerous stables/sheds available on this 
site for storage and to house animals without the erection of another shed”. 

  
 
RESPONSE TO PUBLICITY: 
                 None. 
 
EXPIRY DATE OF APPLICATION:   30/10/2007 
 
REASONS FOR DELAY IN DECISION: 
 

• delay in receipt of key consultation response(s) 
• additional information required from applicant 

 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. Permission is sought for the erection of a steel portal framed agricultural building 

for general agricultural use and occasional livestock shelter.  The building would 
measure 19.7 metres by 14.2 metres.  It would be 5.6 metres in height.  Materials 
proposed are block walls with sheet metal upper walls and roof. 
 

2. The site is located just outside the development boundary of Bryneglwys and 
forms part of a 6ha registered small holding (number 56/053/004B).  Access is via 
a narrow unmade path which runs past a group of stables in the ownership of the 
applicant.  The site is secluded and 30 metres from the nearest dwelling.  The site 
is screened from view by mature planting. 

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

Policy GEN 6      -   Development Control Requirements 
Policy ENV 2      -   Development Affecting AOB 
Policy EMP 13    -   Agricultural Development 

 
 
MAIN PLANNING CONSIDERATIONS: 
5.  

 
i) Principle of development. 
ii) Impact upon visual amenity. 
iii) Impact upon residential amenity. 

 
6. With regard to the considerations noted in paragraph 5: 

 
i) Principle of development 

Policy EMP 13 allows for agricultural development provided that it is needed 
for the farm enterprise, does not impact negatively upon the countryside, and 
are well related to the farm complex.  It is noted that the site is a registered 
small holding which is used for the grazing of sheep and horses.  Hay is 
produced on the site which would be stored in the new barn.  The need for 
this barn has arisen from the existing barns being unsuitable in terms of size, 
siting and location.  They are therefore to be demolished.  The proposed 
building would be well related to the nearby existing stables which form part 
of the enterprise.  It is considered that subject to the requirements of Policy 
GEN 6, the proposal is acceptable in principle. 
 

ii) Impact upon the visual amenity 
The site is discreetly located and at a lower elevation to the surrounding area.  
The building is not considered to be prominent or conspicuous and would 
assimilate well into the landscape.  There are no concerns regarding the 
proposals impact the visual amenity of the area. 
 

iii) Impact upon residential amenity 
The site is separated from the site by the stables and mature trees.  It is also 
at a lower elevation than the houses.  It is considered that this location is 
preferable to that of the existing barns which are much closer (directly 
opposite) the dwellings.  It is therefore considered that the proposed building 
represents an improvement to the present situation and will not negatively 
impact upon the residential amenity of the area. 

 
SUMMARY AND CONCLUSIONS: 

7. Complies with policy, and there are no material planning objections. 
 

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. 
 
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. 
 
NOTES TO APPLICANT:  None 
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  NMJ
ITEM NO: 
 

11 

WARD NO: 
 

Llanfair Dyffryn Clwyd / Gwyddelwern 

APPLICATION NO: 
 

10/2007/1161/ PO 

PROPOSAL: 
 
 

Development of 0.27ha of land for residential purposes and alterations to an 
existing vehicular access (outline application) - all matters reserved for 
further approval 

LOCATION: Land at Brooklyn   Bryneglwys  Corwen 
 

APPLICANT: Mrs J Y Hudson Ferguson  & Ms J D Garratt  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

1. BRYNEGLWYS COMMUNITY COUNCIL 
No response received. 

 
2. HOUSING 

No response received. 
 

3. PRINCIPAL COUNTRYSIDE OFFICER  
No Objection 

 
4. WELSH WATER 

No response received. 
 

5. HIGHWAYS 
No objections  

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

1. Mr & Mrs Finch, Gwernant, Bryneglwys 
2. Mr. P. J. Clarke, Glandwr, Bryneglwys 
 
Summary of planning based representations: 

i) Concerns in relation to loss of privacy, proximity of dwellings to boundary, 
height of dwellings compared to those surrounding, loss of trees along the 
boundary highway and access issues and the lack of need for further 
residential development in the village which would not benefit the community. 

 
 
EXPIRY DATE OF APPLICATION:   02/12/2007 
 
REASONS FOR DELAY IN DECISION: 
 

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

THE PROPOSAL: 
1. The proposal is an outline application for residential development of land, with all 

matters to be reserved for future consideration. 
 

2. The application site extends to 0.27ha (0.7 acres) in area and is located within the 
development boundary of Bryneglwys, which also falls within the AOB.  The site is 
bordered to the north east, south and west by trees and hedges and there are also 
a number of trees on the site.  The application site slopes downwards in an east to 
west direction. 

 
3. The site forms part of a paddock area associated with the existing dwelling 

Brooklyn. Although this has been excluded from the application site, it is still within 
the same ownership. Brooklyn is a hipped roof bungalow with a conservatory on 
the west (front) elevation facing the application site and a detached double garage 
in the curtilage. Access to Brooklyn is off the highway to the west of the application 
site. 

 
 
RELEVANT PLANNING HISTORY: 
4. None on the application site but the adjoining field to the north east was the 

subject of a resolution from Planning Committee in January 2005 to grant planning 
permission for residential development, subject to the signing of a S106 
agreement.  (Code No. 10/2004/1279/PO).  

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

Policy GEN1 – Development within development boundaries 
Policy GEN6 – Development Control Requirements 
Policy ENV2 – Development affecting the AOB 
Policy ENP4 – Foul and surface water drainage  
Policy HSG4 – Housing development in Villages  
Policy HSG10 – Affordable Housing within development boundaries 
Policy REC2 – Amenity and recreational open space requirements in new 

developments 
Policy TRA6 – Impact of new development on traffic flows  
 
SPG4 – Recreational Public Open Space 
SPG22 – Affordable Housing  

 
MAIN PLANNING CONSIDERATIONS: 
6. The main issues are considered to be: 

i) Principle 
ii) Impact on residential amenity 
iii) Impact on character of the area /AOB 
iv) Highways 
v) Affordable housing 
vi) Drainage  
vii) Open space 

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

i) Principle:   
The principle of development is acceptable given the location of the 
application site within the development boundary.  Members should be aware 
that the development boundary in this location extends slightly beyond the 
existing dwelling of Brooklyn to the east of the application site, therefore given 
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that Brooklyn is in the same ownership, it may be possible for further 
development beyond the boundary of the current application site in the future. 
 

ii) Residential amenity:   
Concerns have been raised by neighbours in relation to the potential for 
overlooking, and adverse impacts on residential amenity.  No details in 
relation to the siting of buildings have been provided at this stage, as the 
application is in outline only.  However it is considered that with careful 
orientation and the retention of the trees on the boundaries of the site, that 
there would be no adverse impact on residential amenity. 
 

iii) Character of area/ AOB:   
Concerns have been raised in relation to the height of the proposed 
dwellings, the impact the development will have on the AOB and the need for 
further residential development.  The latter point is in light of the resolution to 
grant permission on the field next door and recent residential development 
next to the church.  However, the land is allocated within the development 
boundary, where there is a presumption in favour of development.  
Information on the numbers and type of dwellings are not detailed as part of 
this application, but these issues will be considered at reserved matters 
stage.  The site boundaries i.e. trees and hedges, should be retained, which 
will go far in protecting the character of the area and the AOB landscape as 
will the careful choice of materials. It is suggested therefore that the concerns 
in relation to the character of the area and the AOB can be addressed. 
 

iv) Highways:   
No objections have been raised by the Head of Transportation in relation to 
the proposed development.  There is an existing access to Brooklyn which it 
is indicated on the site plan as an access into the application site.  The details 
are however are reserved for a later stage and can be covered by condition 
should members decide to approve. 
 

v) Affordable housing:  
The site extends to 0.27ha in area and as such there is a requirement for 
affordable housing in line with the policy and SPG22.  This can be covered 
through the use of a planning condition at outline stage. 
 

vi) Drainage:   
It is proposed to connect to the public sewer for the proposed development.  
The proposal would be in accordance with policy ENP4. 
 

vii) Open space:   
There is a requirement to provide open space as part of any development of 
10 houses or more.  This can also be covered via a planning condition at this 
outline stage as no details of numbers are included in the proposal.   

 
SUMMARY AND CONCLUSIONS: 

7. The proposal is for the residential development of 0.27ha of land adjoining 
Brooklyn in the development boundary of Bryneglwys.  The principle of 
development is acceptable and it is considered that all other detailed planning 
considerations as identified above can be addressed at reserved matters stage. 

 
RECOMMENDATION: - GRANT subject to the following conditions:- 
 
1. Approval of the details of the siting, design and external appearance of the 
building(s), the means of access thereto and the landscaping of the site (hereinafter called 
"the reserved matters") shall be obtained from the Local Planning Authority in writing before 
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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 permtited 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. 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. 
7. Facilities shall be provided and retaiend within the site for the parking and turning of 
vehicles in accordance with a scheme to be agreed with the Local Planning Authority and 
which shall be completed prior to the propsed development being brought into use. 
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 building(s) is(are) first occupied.   
 
 
9. No trees or hedges shall be removed other than with the written consent of the Local 
Planning Authority. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. 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. To ensure a satisfactory standard of development, in the interests of visual amenity. 
7. To provide for the parking and turning of vehicles and to ensure that reversing by 
vehicels into or from the highway is rendered unecessary in the  in the interest of traffic 
safety. 
 
8. To ensure satisfactory drainage of the site. 
9. In the interests of visual amenity. 
 
NOTES TO APPLICANT: 
None 
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  NMJ
ITEM NO: 
 

12 

WARD NO: 
 

Llanarmon Yn Ial / Llandegla 

APPLICATION NO: 
 

15/2007/1065/ PO 

PROPOSAL: 
 
 

Development of 0.61ha of land for residential purposes, demolition of 
redundant farm buildings and formation of new vehicular access (outline 
application) 

LOCATION: Land adjacent to Bryn Tirion  Village Road Eryrys  Mold 
 

APPLICANT: Mrs Linda  Jones  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

21. COMMUNITY COUNCIL 
‘The community council support this application’ 

 
22. HIGHWAYS  

No objection subject to conditions 
 

23. LLANARMON AND DISTRICT CONSERVATION SOCIETY  
No objection to this application but would hope that any resultant dwellings would 
be built in a style and finish close to that of the Welsh vernacular i.e. the use of 
stone features in exterior walls (dwellings and boundary walls) along with a 
rendered finish if necessary, the use of slate for roofing, but no exposed brickwork 
red or otherwise. 

 
24. CONTAMINATED LAND OFFICER  

The historical maps show an old lead mining shaft and within 100m of the 
proposed development an old quarry adjacent to the site.  There is the potential for 
elevated levels of heavy metals being present in the soil such as lead, zinc and 
cadmium.  In addition the development involves the demolition of several 
agricultural outbuildings where there may have been spillages of agro chemicals.  
Suggest conditions to deal with contaminated land issues. 

 
25. HOUSING 

No objection  
 

26. WELSH WATER  
No objection  

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

1. Ian H Gough, Hen Gynefin, Ffordd y Pentre, Eryrys 
2. R G Spratley, Berthen Gron, Eryrys 
 

Summary of planning based representations: 
i)  Concerns over the number of units and their impact/location on this small site 
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ii) Concerns over the location of the access and danger to road users given its 
location opposite the access into Bryn Awelon 

iii) Prominence of proposed dwelling numbers D15, 16 and 17 on the skyline 
iv) Demand for 17 additional dwellings in the area is questionable 
v) Concerns over the layout  - not in context with surroundings, no sense of place 

and no consideration towards the character of the area in conflict with advice in 
TAN12 – Design. 

 
 

 
EXPIRY DATE OF APPLICATION:   31/10/2007 
 
REASONS FOR DELAY IN DECISION: 
 

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

THE PROPOSAL: 
1. The proposal is for the demolition of redundant farm buildings on the site and the 

development of land for residential purposes.  The application is made in outline 
with access only to be approved as part of the proposal.  This access is proposed 
off Village Road, opposite the existing access into the Bryn Awelon housing estate. 
 

2. The site forms part of a former farm comprising disused farm buildings of modern 
steel framed construction, traditional stone and slate construction buildings, and a 
field that slopes down to the north, north east and west.   
 

3. The application site is located within the development boundary of Eryrys, and 
within the Area of Outstanding Beauty.  The site extends to 0.61ha in area and is 
bound by St David’s Church to the north east and the dwelling of Bryn Tirion to the 
south west.  The main road running through the village is located to the west of the 
application site. 

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

 
Policy GEN1 – Development within development boundaries 
Policy GEN6 – Development control requirements 
Policy ENV2 – Development affecting the AOB  
Policy ENP4 – Foul and surface water drainage 
Policy HSG4 – Housing development in villages  
Policy HSG10 – Affordable housing within development boundaries 
Policy REC2 – Amenity and recreational open space in new developments 
Policy TRA6 – Impact of new development on traffic flows 
 
Policy SPG4 – Recreational open space 
Policy SPG21 – Parking requirements in new developments 
Policy SPG22 – Affordable housing 
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MAIN PLANNING CONSIDERATIONS: 
6.   

i) Principle:   
The application site is within the development boundary, where the principle 
of development is acceptable subject to satisfying other development control 
requirements.  The existing buildings on the site are of a former agricultural 
use which has now ceased therefore there is no issue with regards loss of 
agricultural buildings/ use. 
 

ii) Visual amenity / AOB:   
The site is in the AOB where policy ENV2 is applicable.  The main thrust of 
this policy is to avoid any harm to the character and appearance of the 
landscape and prejudice to any future designation as an AONB.  Concerns 
have been raised by individuals in relation to the number of units proposed, 
the layout, the prominence of units D15- 17 on the skyline and the lack of 
regard towards advice in TAN12.  Whilst these points are noted, the 
application is for outline approval only with no details of siting, design or 
external appearance to be approved at this stage.  
 

iii) Density/ layout:   
Concerns have been raised in relation to the proposed number of units, and 
the layout.  Again, these details do not form part of the application, and whilst 
a layout plan showing 17 dwellings has been submitted, this is for indicative 
purposes only.  Members should be aware that officers have commented on 
this layout at pre application stage and have raised similar concerns; however 
these matters are not for consideration as part of the outline submission. 
 

iv) Highways:   
Access is to be considered as part of the current application.  It is proposed to 
form the access opposite the existing access into Bryn Awelon.  Concerns 
have been raised by neighbours about the proposed location of the access 
opposite an existing access, which they contend to be a dangerous 
arrangement.  Highways Officers have assessed the proposal and raise no 
objections to the location of the proposed access.  Policy TRA6 of the 
Denbighshire UDP refers to the impact of new development on traffic flows 
and states that development will be permitted provided that the proposal does 
not unacceptably affect the safe and free flow of traffic and that the capacity 
of and traffic conditions on the surrounding road network are satisfactory.  
The proposal is considered in accordance with TRA6 and criterion vii) of 
policy GEN6. 
 

v) Drainage:  
No objections have been raised by Welsh Water, the proposal is therefore in 
accordance with policy ENP4.   
 

vi) Open space:   
Open space needs to be provided on site in accordance with policy REC2 of 
the Denbighshire UDP.  This can be conditioned and will be dealt with as part 
of the reserved matters stage. 
 

vii) Affordable housing:  
The site exceeds the 0.1 hectare threshold which requires provision of 
affordable housing at the level of 30%.  This will form part of the details at the 
reserved matters stage and can be conditioned as part of an outline consent. 
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SUMMARY AND CONCLUSIONS: 
7. The application site extends to 0.61ha in area and is located within the 

development boundary of Eryrys and in the AOB.  The proposal is for residential 
development and is made in outline with means of access only to be approved as 
part of the proposal.  The proposal is considered to be acceptable based on the 
relevant development plan policies and as such is recommended for approval.  

  
RECOMMENDATION: - GRANTED 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. Facilities shall be provided in the site for the parking and turning of vehicles in 
accordance with a scheme to be agreed in writing by the Local Planning Authority and which 
shall be completed prior to the development bring brought into use. 
5. The detailed layout, design, means of traffic calming, signing, drainage, street lighting 
and construction of the internal estate road shall be submitted to and approved in writing by 
the Local Planning Authority prior to the commencement of any works on site. 
6. The visibility splays shall at all times be kept free of any planting, tree, shrub growth 
or other obstruction within 1.05m above the level of the adjoining carriageway. 
7. No work shall be permitted to commence until there has been a phased investigation 
carried out over the entire site to ascertain whether the land is contaminated, and whether the 
development may impact on controlled surface waters or groundwater.  Such investigation 
should consist of a desk study to include water monitoring data, and if deemed necessary 
within the said study, a comprehensive site investigation should be carried out in accordance 
with CLR11 (Model procedures for the Management of Land Contamination) and 
BS:10175:2001 (The investigation of Potentially Contaminated Sites).  The contents of each 
survey and its conclusions shall be submitted to the Local Planning Authority for assessment. 
8. In the event that the site survey required by condition 7 of this permission reveals the 
presence of hazards from contamination, no development shall be permitted to commence 
until there has been submitted to and approved in writing by the Local Planning Authority a 
detailed site specific risk assessment to identify risks to water resources, surrounding land 
and property, wildlife, building materials, future users of the site and any other persons.  Such 
risk assessment should also include details of addressing the risk, specific measures for 
decontaminating the site and dealing with any unsuspected contamination which becomes 
evident during the development of the site. 
9. The development hereby approved shall not be occupied / used until a verification 
report prepared by an independent and suitably experienced third party has been submitted 
to and approved in writing by the Local Planning Authority to show that the remedial works 
approved in Condition 8 have been satisfactorily carried out. 
10. 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 
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which such occupancy criteria shall be enforced. 
11. 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. 
12. Drawing No. 02A does not form part of this permission and has been treated for 
indicative purposes only. 
 
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. To provide for the parking and turning of vehicles clear of the highway and to ensure 
that reversing by vehicles into or from the highway is rendered unnecessary in the interest of 
traffic safety. 
5. In the interests of free and safe movement of all users of the highway and to ensure 
the formation of a safe and satisfactory access. 
6. To ensure that adequate visibility is provided at the proposed point of access to the 
highway. 
7. To ensure that the extent of contamination is established and that adequate steps are 
taken to deal with the contamination. 
8. To ensure that the extent of contamination is established and that adequate steps are 
taken to deal with the contamination 
9. To ensure that the extent of contamination is established and that adequate steps are 
taken to deal with the contamination. 
10. In order to ensure an adequate supply of affordable housing in accordance with 
planning policies HSG 10 of the Unitary Development Plan. 
11. In order to ensure an adequate provision of open space in accordance with planning 
policy REC 2 of the Unitary Development Plan. 
12. For the avoidance of doubt. 
 
NOTES TO APPLICANT: 
 
Please be advised that a suitable legal agreement will be required in relation to the highway 
works.  You should contact the Highway Engineer, Mike Parker on 01824 706977 to discuss 
the requirements of the Highway Authority an an early stage. 
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5 & 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. 
Your attention is drawn to the Denbighshire County Council General Notes for Highway 
Lighting Installations. 
Your attention is drawn to the Denbighshire County Council's General Requirement for Traffic 
Signs and Road Markings. 
You are advised that prior to the submission of the reserved matters application, to discuss 
ideas for the site layout and dwelling types with officers. 
Further advice on compliance with planning condtiions 7, 8 & 9 may be obtained by 
contacting Denbighshire County Council's Public Protection Department on 01824 706137.  
Should it be identified within the investigation that contamination may affect other receptors 
other than site users then it is recommended that these issues are addressed in consultation 
with the Public Protection Department prior to commencement of works so as to avoid 
enforcement under Part IIA of the Environmental Protection Act, 1990. 
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  PJM
ITEM NO: 
 

13 

WARD NO: 
 

Llanrhaeadr Yng Nghinmeirch 

APPLICATION NO: 
 

23/2007/0413/ PF 

PROPOSAL: 
 
 

Change of use of existing dwelling to non-residential training/leisure facility 
for persons with learning difficulties 

LOCATION: 21  Maes Y Felin Llanrhaeadr  Denbigh 
 

APPLICANT: Denbighshire County  Council Personal Services 
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

27. LLANRHAEADR Y.C. COMMUNITY COUNCIL 
Awaiting response. 
 

28. PUBLIC PROTECTION  
Awaiting response. 
 

29. HEAD OF TRANSPORT & INFRASTRUCTURE 
Awaiting response.  

 
RESPONSE TO PUBLICITY: 

Letters of representations received from:- 
1. David Jones MP/AS (via e-mail) 
2. Mrs. J. Jones, 6 Maes y Felin, Llanrhaeadr, also signed by Mr. Arthur Lloyd, 5, 

Maes y Felin & Mrs. L. Davies, 7, Maes y Felin 
3. Mr. & Mrs. B. Edwards, 12, Maes y Felin, Pentre, Llanrhaeadr 
4. Mrs. M. E. Owen, Gwynllys, 8, Maes Y Felin, Llanrhaeadr Y.C. 
5. Mr. F. L. Brown, Vale Mount, Gellifor 
 
Summary of Planning Based Representations 

i) Concerns over potential increased traffic 
ii) Concerns over potential increased noise. 
iii) Concerns over suitability of property. 

 
EXPIRY DATE OF APPLICATION:   24/12/2007 
 
PLANNING ASSESSMENT: 

THE PROPOSAL: 
1. The application site consists of a semi-detached bungalow property within the 

Maes y Felin Estate.  The property sits to the north part of the estate and enjoys a 
relatively large corner position with open fields beyond the access road to the 
north. 
 

2. The estate contains a mix of single and two-storey semi-detached dwellings 
focused primarily around a cul-de-sac. 
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3. Full planning permission is sought for the change of use of this currently vacant 
dwelling to a Class D1 non-residential training/leisure facility for persons with 
learning difficulties. 
 

4. Additional information supplied highlights that the intended use would not involve 
any persons staying at the premises overnight.  A small number of adults (2 or 3) 
with learning disabilities would be driven to the site in a people carrier type vehicle 
where upon they would be involved in low key leisure based activities at the 
property.  Service users would attend with their care workers on a sessional basis 
to learn new skills and enjoy quiet leisure based activities.  The vehicle would be 
parked on-site and the use would be likely to be between the hours of 8a.m. – 
6p.m. each day.  The applicants have attempted to relay the above information to 
nearby residents during public meetings. 

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

Policy GEN 6   -   Development Control Requirements 
Policy TRA 9   -    Parking and Servicing 

 
 
MAIN PLANNING CONSIDERATIONS: 
7.  

i) Impact on residential amenity. 
ii) Impact on highway safety. 

 
8. In relation to the points identified in paragraph 7 above:- 

 
i) Impact on residential amenity 

The application site is located within an established residential estate.  
Changes of use of residential dwellings in such locations would have to be 
assessed having regard to whether the proposed use would impact upon the 
prevailing character of the area.  In most circumstances commercial or 
business uses could impact upon this character due to the potential for 
increased activity, disturbance and vehicle movements.  In this instance, one 
must have regard to the nature of the proposed use and whether, on any 
given day, it would create the potential for any increased activity, disturbance 
or vehicle movements over and above that expected from a residential 
dwelling. 
 
First, it is considered that the number of people potentially in this dwelling at 
any one time is unlikely to be significantly more than in a residential dwelling.  
Secondly, the activities to be carried out within the dwelling are unlikely to be 
any different to those carried out in a residential dwelling.  Thirdly, the vehicle 
movements associated with the use would be no more, and at times less, 
than those associated with a dwelling.  Finally, it is considered that through 
the imposition of conditions to control the end user and the hours of operation 
the use could operate from here without any significant detriment to nearby 
residential amenity. 
 

ii) Impact on Highway Safety 
Highway Engineers have assessed the proposal in light of the information 
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given and the potential for off-street parking. They have not raised any 
objections to the proposal. 

 
 

SUMMARY AND CONCLUSIONS: 
9. The proposed change of use would involve a very beneficial but low key use of a 

vacant property.  The nature of the use and the intended controls over hours of 
operation make it acceptable and compliant with Policy GEN 6. 

 
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 premises as a Class D1 Day Centre shall inure for the applicant only 
and shall be carried out strictly in accordance with the information provided with the 
application received by the Local Planning Authority on the 2nd April 2007. 
3. The day centre use hereby permitted shall not operate outside the following hours:- 
 
           0800 hours to 1800 hours on any day. 
 
 
4. Facilities shall be provided and retained within the site for vehicles to park and turn in 
accordance with a scheme to be submitted to and approved in writing by the Local Planning 
Authority.  Such a scheme shall be implemented prior to the use hereby permitted 
commencing. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. To enable the Local Planning Authority to retain a degree of control over the future 
use of the building. 
3. In the interests of residential amenity. 
4. In the interests of highway safety and to avoid the need for vehicles to reverse onto 
the highway. 
 
 
NOTES TO APPLICANT: 
 
None 
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  SES
ITEM NO: 
 

14 

WARD NO: 
 

Llanrhaeadr Yng Nghinmeirch 

APPLICATION NO: 
 

25/2007/0535/ PF 

PROPOSAL: 
 
 

Erection of 12 no. log cabins for holiday accommodation, associated shop 
and site office/reception and installation of new septic tank/reed beds 

LOCATION: Coed Lewis  Nr. Llyn Brenig Nantglyn   
 

APPLICANT: Mr Peter  Caldwell  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

1. NANTGLYN COMMUNITY COUNCIL 
“Concerns were raised about the septic tank that will be linked to reed beds: which 
is located on the map at the start of the water course. Many properties in the area 
receive their water supply from springs or surface water and this could affect the 
quality of the water.  
 
Also the infrastructure (roads) in the area are in very poor condition and would 
have to be improved if the development was to go ahead”. 
 

2. PRINCIPAL COUNTRYSIDE OFFICER 
The Forestry Commission has granted a felling licence but subject to a replanting 
scheme of mixed native broadleaves. 
 

3. HEAD OF TRANSPORT & INFRASTRUCTURE 
Comments on the poor condition of the highway approaching the site and lack of 
passing places. 
 

4. DWR CYMRU WELSH WATER 
No objection, there are no connections required to the public sewage system. 
There are no public watermains in the vicinity. 
 

5. PUBLIC PROTECTION (Water Quality) 
No objection subject to the inclusion of conditions. 
 

6. PUBLIC PROTECTION (Pollution Control) 
Object. The location of the site is on the edge of a Strategic Search Area (SSA) set 
out by the Welsh Assembly Government in TAN 8 (Renewable Energy), which 
means that the site is identified for development by wind farms. The proximity of 
the proposed new log cabin development to the proposed windfarm is such that 
occupiers of the log cabins would be exposed to unacceptable levels of noise from 
turbines, as it would be impossible to achieve the relevant standards contained in 
ETSU- R- 97 within the site. 
 

7. ENVIRONMENT AGENCY 
No objection but further information is required in relation to the reed bed and 
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soakaway. 
 

8. COUNTRYSIDE COUNCIL FOR WALES  
No objections subject to modifications and conditions. In respect of protected 
species, request ecological surveys, suggest the use of green roofs for the 
development, and that a habitat management plan is created. In respect of 
landscape issues, the site is on the boundary of two landmap character areas that 
are classed as high in terms of their visual impact, and the development will have 
adverse visual effect when viewed from the higher ground of Denbigh Hills. 
 

9. CONTAMINATED LAND OFFICER 
No objection subject to conditions. 
 

10. CLWYD POWYS ARCHAEOLOGICAL TRUST 
No objection. 

 
 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
1. Tegni Cymru Cyf. Bron Graig, Llangwm. Corwen. LL21 0RL. 
2. Mr M Morris, M&M 4WD Ltd, Pentrefoelas Road, Bylchau, Denbigh LL16 5LS 
3. Mr G Jones, Foel Eryr, Bylchau, Denbigh. 
4. Mrs E Jones, Harod Cefn Plas Onn, Bylchau, Denbigh. 
5. Mr G Williams, Hafod Bach, Bylchau, Denbigh. 
6. C Roberts, Dolau, Llansannan, Denbigh. LL16 5NS. 
7. Mr F Roberts, Cwm-y-Rhinwedd, Bylchau, Denbigh. LL16 5SW. 
8. J Gregory, Y Bwthyn, Bylchau, Nr Denbigh. 
9. H M Evans, Awelon, Bylchau, Denbigh. 

 
 

Summary of planning based representations: 
i) Access to the site is very poor 
ii) Pollution in the countryside with additional noise levels, litter, car fumes etc 
iii) Impact on local wildlife 
iv) Highway safety issues 
v) Compromises TAN 8 designation area for wind turbine 

development/prejudices development of adjacent Gorsedd Bran site. 
 

EXPIRY DATE OF APPLICATION:   12/09/2007 
 
REASONS FOR DELAY IN DECISION: 
 

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

THE PROPOSAL: 
1. This is a full application for the erection of 12 no. log cabins for holiday 

accommodation use, an associated shop and site office/reception, and the 
installation of a new septic tank/reed bed drainage system. 
 

2. The log cabins would measure 5.3m by 5.3m with a ridge height of 3.1m, and 
would be spread out over an area of 5.9ha, accessed off internal tracks 
constructed of quarry waste. The site shop and office/reception building would be 
located near the entrance to the site and comprise a log cabin of similar size and 
dimensions as the holiday cabins. The applicant indicates this would be a 
development using environmentally friendly technologies such as wind turbine for 
power, wood burning stoves using on site timber, and solar panels for water and 
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space heating, reed bed and soak away for waste water treatment and rainwater 
collection system. The application contains detailed documents including a 
planning statement, access statement and letters from the Forestry Commission 
Wales and Alwen Outdoor Education offering support for the scheme. 
 

3. The application site is former forestry land near Gorsedd Bran, 3km south west of 
Nantglyn, 10km south west of Denbigh. The site has been cleared of trees and 
some works in the laying out of the tracks within the site have already taken place. 
The site can be accessed off the A543 Bylchau Road and the B4501 Nantglyn 
Road, by way of narrow minor roads. 
 

4. The site is in open countryside well away from any development boundaries. It is 
within a Strategic Search Area designated in TAN 8 for wind farm development, 
and is also within the refined wind farm zone in the Denbighshire/Conwy Interim 
Planning Guidance. 

 
RELEVANT PLANNING HISTORY: 
5. None relevant to the application site, however on land immediately adjoining to the 

north, west and south, application ref: 25/2007/0642/PF is pending for: -  
 
Construction of 13 wind turbine generators (up to 125m in overall height) c/w 
electrical control room & compound area, new and improved access tracks, 
underground cabling, 80m anemometry mast, ancillary works and equipment; 
temporary construction works; new vehicular access from the minor country road; 
removal of conifer forest. Gorsedd Bran, Nantglyn 
 

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

Policy STRAT 1 General 
Policy STRAT 6 Location 
Policy STRAT 7 Environment 
Policy STRAT 9 Tourism 
Policy GEN 3 Development outside development boundaries 
Policy GEN 6 Development Control Requirements 
Policy TSM 9 Static Caravan & Chalet Development 
Policy ENV 1 Protection of the Natural Environment 
Policy TRA 6 Impact on new development on traffic flows 
 
SPG 20: Static Caravan & Chalet Development 
 
DCC Interim Planning Guidance Note 1: Onshore Windfarms. Approved by Full 
Council, February 2007 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales (March 2002) 
TAN 8: Renewable Energy 
TAN 13: Tourism 
 

MAIN PLANNING CONSIDERATIONS: 
7. The main issues are considered to be: 

i) Principle of log cabin development in this location  
 - Accessibility 
  - Landscape/Visual amenity 
  - Natural environment/wildlife 

ii) Impact on Strategic Search Area (Onshore Windfarms)  
iii) Drainage/Water supply 
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iv) Noise 
 

8. In relation to the main planning considerations noted in paragraph 7 above: 
i) Principle of the development 

The application site lies outside any development boundaries identified in the 
UDP.  In relation to strategic policies, Policy STRAT 1 states that 
‘development should seek to be sustainable, making the best use of 
resources by being located so as to minimise the need for travel by private 
car and utilise existing infrastructure, facilities and services’. Policy STRAT 6 
states that new development outside defined settlement boundaries will only 
be permitted in exceptional circumstances; Policy STRAT 7 considers the 
impact of the development on the landscape and environmental issues and 
Policy STRAT 9 forms the basis of the spatial strategy that applies in 
determining application for static caravans/chalets development and permits 
small scale tourism projects in the countryside and rural settlements.  
 
In relation to detailed policies, Policy GEN 3 permits development outside 
development boundaries in connection with rural tourism provided there is no 
unacceptable impact on the social, natural and built environment. Policy TSM 
9 permits the development of new static caravan/chalet sites, where  the 
following tests are met:   
 
i) THE SITE HAS GOOD ACCESSIBILITY TO AN ADEQUATE LOCAL 
HIGHWAY NETWORK AND IS ACCESSIBLE BY A CHOICE OF MENAS OF 
TRANSPORT; 
 
ii) THE SITE CAN BE UNOBTRUSIVELY SITED AND FULLY ASSIMILATED 
INTO THE LANDSCAPE; 
 
iii) THE PROPOSAL DOES NOT UNACCEPTABLY HARM THE AONB, AOB, 
HISTORIC LANDSCAPES/GARDENS, CONSERVATION AREAS, 
UNDEVELOPED COAST, GOOD AGRCICULTURAL LAND, AREAS OF 
LOCAL LANDSCPAE VALUE, SSSIs OR LOCAL WILDLIFE SITES, 
INCLUDING THOSE IDENTIFIED AND SHOWN ON THE PROPOSALS 
MAPS 
 
Supplementary Planning Guidance Note 20 provides guidance on new static 
caravan and chalet development, and is relevant to the proposal as it states 
that new caravan/chalet sites must have good transportation infrastructure; 
ideally have direct access to an A or B classified  road; and be served by 
footpath and cycleways, and must be within reasonable walking distance to 
 a public transport service which serves local centres. 
 
 
It is suggested the main planning policy issues in relation to a proposal for log 
cabin/tourist development are the acceptability of the scheme having regard 
to Policy TSM 9 of the adopted Unitary Development Plan, and guidance and 
advice on new static caravan/chalet sites contained in SPG 20. 
 

 
• Accessibility/highway issues in relation to criterion i) of Policy TSM 9.  

 
The Head of Highways advises the A543 Bylchau Road and B4501 
Nantglyn Road have the capacity to cater for the traffic generated by the 
development, but considers the unclassified road leading to the site is 
very narrow, with few passing places, and is in relatively poor condition.  
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Factually, the site is located in a remote rural location 1km from the 
B4501 and 2 km from the A543, and development would put additional 
pressure on the narrow unclassified highways leading to the site. 
Accessibility to the local highway network is poor. The site is not 
connected to any footpaths or cycleways, although there is a footpath 
within approx 350m of the site. A limited bus service serves Nantglyn and 
Bylchau, but does not run within 3km of the application site. 
 
The applicant has tried to address conflicts with TSM 9 (i), by suggesting 
a pick up and drop off service to local train and bus stations, a pick up 
service for people touring the area by bike or on foot, discounted 
accommodation for people travelling by public transport and advertising 
local footpath and cycle path networks. He has also indicated willingness 
to provide additional passing bays along the approach highway. 
 
With respect to the applicant’s suggestions, it is considered that due to 
the location of the site it is inevitable that visitors would have to travel by 
private car, and there is not a realistic choice of means of transport, 
therefore conflicting with criteria i) of Policy TSM 9. The proposal is also 
considered to fail to meet the accessibility and sustainability objectives of 
Planning Policy Wales that are expressly identified in paragraphs 8.1.3 
and 8.7.3 which states that land use planning should help to achieve the 
Assembly’s objectives to reduce the need to travel, especially by private 
car by locating development where there is good access by public 
transport, walking and cycling; locating development near other related 
uses to encourage multi-purpose trips; improving accessibility by walking, 
cycling and public transport; supporting sustainable travel options in rural 
area and promoting walking and cycling. Development should reflect the 
likely travel patterns involved and should ensure that people can reach 
the development, as far as practicable, by walking, cycling and public 
transport, as well as by car. 
 
 

• Visual Amenity/landscape issues in relation to criteria ii) of Policy TSM 9.  
 
The site has been cleared of trees and a comprehensive re-planting 
scheme is proposed as part of the application, and is also part of the 
felling agreement with the Forestry Commission. It is proposed that a ring 
of sitka spruce will be left encircling the site whilst broadleaf trees 
establish themselves. The log cabins would be well spaced from one 
another, with low ridge heights and minimal low level solar lighting 
proposed within the site, which is not considered likely to be obtrusive 
within the landscape. Subject to the carrying out of the re-planting 
scheme, it is not considered that the development would have significant 
landscape impact, particularly in the context of the existing and potential 
wind turbine development in the area. 
 
 

• Natural environment/wildlife in relation to criterion iii) of Policy TSM 9.  
 
The proposal is to create an ‘eco-tourism’ venue, and the proposal 
incorporates a number environmentally friendly technologies, making the 
site off grid and self supporting. There would also be a significant re-
planting scheme of mixed native broadleaves. There are no objections 
from consultees with an interest in wildlife, although the Countryside 
Council for Wales suggest an ecological survey of the site be carried out, 
however in light that the site has been cleared it is considered that any 
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wildlife interest would be limited. It is not considered that there would be 
any specific adverse impact on the natural environment. 
 

ii) Impact on Strategic Search Area (Onshore Windfarms) 
The application site is within Strategic Search Area A (SSA) for wind turbine 
development in Welsh Assembly Government TAN 8: Renewable Energy, 
2005. In February, 2007 the Council adopted Interim Planning Guidance 
(IPG) to give effect to a refinement exercise of the SSA, and the site is also 
within the refined zone (The Clocaenog Wind Farm Zone) in the IPG.  
Members will be aware of the significance of Tan 8 and the IPG, which 
emphasises that the Planning system has an important role to play in 
achieving the Assembly’s commitment to the development of renewable 
energy technologies in Wales.  Section 2.10 within TAN 8 states that Local 
Planning Authorities should take an active approach to developing local policy 
for SSA’s in order to secure the best outcomes, which includes safeguarding 
wind farm sites, and an awareness that other developments could sterilise 
land for wind power proposals, and should bear this in mind when forming 
policies and in decision making. This is particularly relevant advice to the 
current application.  
 
Members are referred to the map at the front of this report, which shows the 
relationship of the site to Gorsedd Bran, where an application is currently 
under consideration by the Council for the construction of 13 wind turbines 
(application ref 25/2007/0642/PF). 
 
Ultimately, it is considered that the fact the application site is within a SSA for 
wind turbine development, designated by the Welsh Assembly and within a 
refined area approved by the Council’s own Interim Planning Guidance is a 
significant material consideration. Guidance contained within TAN 8 clearly 
states that in decision making, that local authorities should be aware that 
other development could sterilise land for wind power proposals. It is 
therefore considered inappropriate to allow this development within a SSA, 
and it could impact upon the ability of the area to meet the targets set out in 
TAN 8. 
 

iii) Drainage/water supply 
With respect to concerns over the use of the reed bed system for dealing with 
foul drainage, there are no in principle objections from Environment Agency 
Wales or the Council’s Scientific Services Officer to this arrangement. The 
use of the reed beds as a sewage treatment method is now well established 
and is an acceptable means of upgrading the effluent form a septic tank so it 
meets the same discharge standard as a package treatment plant. The 
developer would have to satisfy the County Council and Environment Agency 
that the soakaway system could function properly, before it could be 
approved for use in connection with the development. A properly constructed 
system should not interfere with groundwater leading to any private water 
supply.  
 

iv) Noise 
The issue here is whether it is material to the log cabin application to consider 
the potential impact of wind turbines operating in the vicinity of Coed Lewis, 
within the TAN 8 Strategic Search Area/Clocaenog Wind Farm Zone, in 
creating noise levels unacceptable to occupiers of the log cabins. Whilst the 
nearest turbines are presently some 2km to the east at Tir Mostyn, the 
 proposed Gorsedd Bran windfarm would surround the application site on the 
south, west and north, and three of the proposed turbines would be within 
500metres of the site (see plan at front of report). Information of the Gorsedd 
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Bran wind farm application suggests turbine noise levels perceptible within 
the Coed Lewis site would inevitably exceed the levels deemed acceptable in 
national guidance (ETSU-R-97). In light  of comments from the Public 
Protection Officer, the applicant has suggested that turbines 8,9 and 11 be 
moved elsewhere in the Gorsedd Bran site to reduce potential noise levels.  
Tegni have responded formally to advise that this is not a practical 
 option, as the ‘undeveloped’ area in the south west of the site has been 
deliberately left as such to address specific concerns from RSPB over impact 
on bird habitat, and changes to the plans would generate objection from them 
and in any event, noise levels are still likely to exceed the requirements of 
ETSU-R-97. 
 
Ultimately, the view is taken that it would be unreasonable at the time of 
dealing with this application to recommend refusal based on the potential 
noise impact from turbines in a windfarm which does not have a valid 
planning consent, also considering the fact that if a windfarm does exist in 
close proximity in the future, visitors to the Coed Lewis site would so do in the 
knowledge that there may be noise from turbines. 
 
 

SUMMARY AND CONCLUSIONS: 
9. The principle of the development is considered unacceptable in relation to planning 

policy for log cabin development, and would contrary to guidance contained in TAN 
8 as it would prejudice the development of land for turbines and the ability of the 
Strategic Search Area to meet renewable energy generation targets set by the 
Assembly. 

 
 
 
RECOMMENDATION: - REFUSE  for the following reasons:- 
 
1. The site would not be accessible by a choice of means of transport or minimise the 
need for travel by private car, in conflict with criterion i) of Policy STRAT 1, criterion i) of 
Policy TSM 9 and criterion vi) of Policy GEN 6 of the Denbighshire Unitary Development Plan.  
The proposal would also conflict with the guidance within SPG20.  Static Caravan and Chalet 
Development, in relation to accessibility by different modes of transport, and would be 
contrary to the accessibility by different modes of transport, and would be contrary to the 
accessibility and sustainability objectives of Planning Policy Wales. 
2. The site is located within Strategic Search Area 'A' for wind turbine development in 
TAN 8, and within the refined SSA, the Clocaenog Wind Farm Zone, in the 
Denbighshire/Conwy Interim Planning Guidance, and its development would be unacceptable 
as it could sterilise land for wind turbine development, and prejudice the ability of the area to 
meet Assembly targets for renewable energy generation, contrary to advice contained in TAN 
8 Section 2.10 and Unitary Development Plan Policy GEN 6 (ix). 
 
 
NOTES TO APPLICANT: none 



Last printed 12/6/2007 9:22 AMP:\FINAL\F-REPORT\pln121207\3pln121207w.doc                                                                                                                          - 1 - 

AWDURDODIADAU’R PWYLLGOR GORFODI 
ADRODDIAD ADOLYGIAD ACHOS 

Tachwedd 2007   
 

Mae’r achosion hyn wedi eu hadrodd i’r Pwyllgor eisoes, ond maent yn dal heb eu datrys.  Pwrpas yr Adroddiad yw darparu 
diweddariad chwarterol byr i’r Aelodau.  Dylid trafod unrhyw fanylion gyda Swyddogion cyn neu wedi’r Pwyllgor. 

 
 

CYFEIRNOD 
 

 
CYFEIRIAD 

 
PWYLL-

GOR 

 
TOR-RHEOL 

 
GWEITHRED 

ENF/037/95/N 
P13/11  

Rhydorddwy Goch, 
Ffordd Dyserth, Y Rhyl 

28/10/98 
24/03/04 

31 o ffenestri anawdurdodedig mewn 
adeilad rhestredig Gwaith yn mynd rhagddo 

ENF/001/99/N 
P13/5 

Elwy Bank, Stryd Fawr, 
Llanelwy 09/05/00 Adeilad rhestredig wedi ei esgeuluso 

Caniatâd cynllunio wedi ei roi Tachwedd 2006. 
Yn aros Cydsyniad LB 
Monitro hyd gwblhau’r gwaith. 

ENF/2003/0016 
P7/601 

208 Stryd Fawr, 
Prestatyn 23/04/03 Codwr stondin anawdurdodedig ar 

ffrynt y siop mewn Ardal Gadwraeth Datryswyd. Codwr stondin wedi ei symud 

ENF/2001/005 
P7/565 

‘Patina’, 204 Stryd Fawr, 
Prestatyn 25/07/01 Gosodiad caead rholio mewn Ardal 

Gadwraeth Mewn trafodaethau â’r perchennog. 

ENF/2002/007 
P7/568 

Tŷ Isoe, Maes Maelor, 
Llandegla 

30/01/02 
25/05/05 Storio cerbydau a defnydd preswyl Monitro’r safle. 

Opsiynau cyfreithiol yn cael eu hymchwilio. 

ENF/2002/025 
P7/580 115 Coast Road, Y Rhyl 26/06/02 Defnydd cymysg, preswyl a 

gwerthiant ceir 
Dim defnydd anawdurdodedig yn awr. 
Y safle wedi ei dacluso. 

ENF/2002/021 
P7/351 

Cornel Bach, Ffordd 
Dinbych Isaf, Llanelwy 04/09/02 Safle cartref teithiol a chread cwrtil 

Gwasanaethau Cynllunio a Gwarchod y Cyhoedd i sicrhau 
symud carafán unwaith y bydd rhieni sy’n wael wedi 
symud allan. 
 
Y rhieni’n parhau yn y cartref. 

15/877/98/MA 
P47/3 

Chwarel Maes y Droell , 
Graianrhyd 30/10/02 Cais ROMP amhendant – cloddio’n 

parhau 
Cais wedi ei gyflwyno. 
Opsiynau cyfreithiol yn cael eu hymchwilio. 



Last printed 12/6/2007 9:22 AMP:\FINAL\F-REPORT\pln121207\3pln121207w.doc                                                                                                                          - 2 - 

 
CYFEIRNOD 

 

 
CYFEIRIAD 

 
PWYLL-

GOR 

 
TOR-RHEOL 

 
GWEITHRED 

ENF/2002/043 
P7/592 
 
ENF/2003/031 
P7/592 

Tir Rheilffordd gynt, Ty 
Draw, Bodfari 

18/12/02 
 
23/07/03 

 
Storio cerbydau rheilffordd a thaclau 
cysylltiedig 
 
Ffens a gatiau terfyn dros 2m o 
uchder 

Monitro 

ENF/2003/009 Pysgodfa Casgan, 
Llandegla 23/07/03 Defnydd preswyl carafán a safle 

cadw ceir 

Cyfathrebu gyda thwrneiod y partïon sydd â phridiant 
cyfreithiol dros y tir sy’n eiddo i Mr Vaughan yr Hynaf. 
Ymchwiliad yn gyfredol. 

ENF/2003/041 Coral Spring, Ffordd 
Rhuthun, Llandegla 

26/11/03 
21/02/07 

• Defnydd tir anawdurdodedig i 
leoli carafán sefydlog ar gyfer 
defnydd preswyl;   

• Storio eitemau amrywiol ar y tir;   
• Tir blêr; 

Cydymffurfiad â dyddiad y Rhybudd Gorfodi wedi mynd 
heibio (Hydref 16) Rhybuddiwyd.  Rhybudd Hydref 17 yn 
glir ac y byddai erlyniad yn dilyn os byddai’n parhau i fethu 
cydymffurfio.   
Y mater yn awr gyda Chyfreithiol. 

ENF/2003/0002 Gwasg Gee, 12 -18 
Chapel Street, Dinbych 24/03/04 Esgeulustod o adeilad rhestredig. 

Trafodaethau cyfredol gyda Swyddogion 
Cynllunio/Cadwraeth 
Adeilad wedi ei ddiogelu i atal dirywiad. 

ENF/302/00/N 37 – 39 Ffordd 
Pendyffryn, Y Rhyl 21/04/04 Esgeulustod o adeilad rhestredig 

Ceisiadau ailddatblygu/adnewyddu wedi eu derbyn. 
Trafodaethau cyfredol gyda datblygwyr ar gyfer diogelu’r 
adeilad. 

ENF/2004/00012 

Oak Frame Company, 
Part OS Rhifau Caeau. 
5000 a 6300, Ffordd 
Pen y Bryn, Ffordd 
Glascoed, Llanelwy 

15/12/04 Codi adeilad pren i’w ddefnyddio fel 
annedd 

Wedi cyfarfod â’r perchnogion ynglŷn â dileu’r annedd 
erbyn Mehefin 2007 
Cais pellach yn dal yn ddisgwyliedig i ddatrys y mater. 
Llythyr cyn gweithredu i’w baratoi gan y Gwasanaethau 
Cyfreithiol. 

ENF/2004/00042 
Tai allan ym Mryn Eglur, 
Llanrhaeadr, Dinbych 
(hen gytiau fferm ieir) 

24/03/05 
Newid defnydd adeilad amaethyddol 
presennol ar gyfer storio a 
dosbarthu. 

Apêl wedi ei gwrthod.  Defnydd wedi peidio. 
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CYFEIRNOD 

 

 
CYFEIRIAD 

 
PWYLL-

GOR 

 
TOR-RHEOL 

 
GWEITHRED 

ENF/2005/00050 Rhoslydan, Bryneglwys, 
Corwen 25/05/05 

Newid defnydd tir amaethyddol i 
storio cynhwysyddion i’w defnyddio 
mewn cysylltiad â gweithgaredd 
arwynebu ffyrdd. 

Monitro caniatâd. 

ENF/2005/00014 22 Cae’r Odyn, Eryrys. 25/05/05 
Codi ffens sydd dros 1 fedr o uchder 
wrth ymyl priffordd a newid defnydd 
y tir i ffurfio estyniad i’r ardal gwrtil. 

Mewn trafodaethau gyda pherchennog y safle. DGP 

ENF/2004/00066 The Grapevine, 87 Stryd 
Fawr, Prestatyn 31/08/05 Gosod caeadau rholio a bocs metal 

a chanopi plastig cysylltiedig 
Rhybudd Gorfodi wedi ei roddi – Cydymffurfiad erbyn 
22/01/2008. 

ENF/2005/00102 Armon Cottage, 
Llanferres 28/09/05 Codi estyniad ystafell haul ar ochr yr 

annedd Rhoddwyd caniatâd – monitro 

ENF/2005/00059 
Llain 1 Safle Chalet 
Gwyliau, Llantysilio, 
Llangollen 

26/10/05 Caban gwyliau gosod yn cael ei 
ddefnyddio fel unig lety preswyl Gyda’r Adran Gyfreithiol am gyngor/gweithred 

ENF/2005/00060 
Llain 3 Safle Chalet 
Gwyliau, Llantysilio, 
Llangollen 

26/10/05 Caban gwyliau gosod yn cael ei 
ddefnyddio fel unig lety preswyl Gyda’r Adran Gyfreithiol am gyngor/gweithred 

ENF/2005/00061 
Llain 4 Safle Chalet 
Gwyliau, Llantysilio, 
Llangollen 

26/10/05 Caban gwyliau gosod yn cael ei 
ddefnyddio fel unig lety preswyl Gyda’r Adran Gyfreithiol am gyngor/gweithred 

ENF/2005/00026 Camp Alyn, Tafarn y 
Gelyn, Llanferres 26/10/05 Newid defnydd tir ar gyfer defnydd 

preswyl. 

Tystysgrif Cyfreithlondeb - Gwrthodwyd. 
Cyfarwyddiadau’n cael eu paratoi ar gyfer Cyfreithiol i 
gymryd Camau Gorfodi. 
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CYFEIRNOD 

 

 
CYFEIRIAD 

 
PWYLL-

GOR 

 
TOR-RHEOL 

 
GWEITHRED 

ENF/2006/00030 3 Grawys Villas, Lenten 
Pool, Dinbych 19/04/06 Gosod ffenestri a drws UPVC gwydr 

dwbl 

Rhybudd wedi ei gyflwyno.  Apêl wedi ei gwrthod.  
Trafodaeth gyda’r perchennog yn gyfredol ynglŷn ag 
gosod ffenestri gwahanol yn raddol. 

ENF/2006/00055 1 Llan Ucha, 
Bryneglwys 24/05/06 Codi wal frics 

Adran 215 (Tir Blêr) Cyflwynwyd Rhybudd i sicrhau 
cwblhau a rendro wal.   
Dyddiad cydymffurfiad – 21/02/2008. 

13/2005/1551 Llanerchgron Barn, 
Pwllglas 24/05/06 Cynnal adeilad ac estyniad i gwrtil 

domestig (ôl-weithredol) Rhoddwyd caniatâd - monitor 

45/2006/265/PF 
Gweithdy y Tu Cefn i 
13 Knowsley Avenue, 
Y Rhyl, Sir Ddinbych 

24/05/06 
Codi adeilad gweithdy ar wahân i’w 
ddefnyddio ar gyfer gwaith trwsio 
trydanol (ôl-weithredol) 

Caniatawyd yr apêl. 

ENF/2006/00003 Tai Allan yng Nghae 
Mawr, Cynwyd, Corwen 21/06/06 Defnydd masnachol o’r adeiladau Ymchwilio 

ENF/2006/00076 20 – 22 Chapel Street, 
Dinbych 04/10/06 Ffenestri / drysau UPVC 

anawdurdodedig Cyflwynwyd Rhybudd Gorfodi – Cyflwynwyd Apêl 

ENF/2005/00064 Tir oddi ar A542 Bwlch 
yr Oernant, Llangollen 08/11/06 Safle carafán i bwrpas preswyl 

Mewn trafodaeth gyda Chyfreithiol / perchennog sydd 
wedi dweud ei fod yn bwriadu symud y garafán erbyn 
diwedd 2007. 

ENF/2005/00116 1 Artillery Row, 
Bodelwyddan 08/11/06 Isrannu cwrtil preswyl i greu dwy 

uned breswyl. 
Cyflwynwyd Rhybudd Gorfodi – Cydymffurfiad erbyn 
10/12/2007. 

ENF/2006/00085 35 Llys Ogwen, 
Prestatyn 08/11/06 Rhedeg busnes Hufen Ia o eiddo 

preswyl 
Defnydd yn ymddangos i fod wedi peidio.  DGP 
 

ENF/2006/00087 
Tir yn ac yn gyffiniol â 
Pennant Mine & Ty’r Ali, 
Rhuallt 

13/12/06 Tor-amod a Chytundeb Adran 106 – 
Caniatâd Cynllunio 47/240/97/PF 

Cafwyd cydymffurfiad ond mae angen cynllun diwygiedig 
ar gyfer y Bunkhouse. 
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CYFEIRNOD 

 

 
CYFEIRIAD 

 
PWYLL-

GOR 

 
TOR-RHEOL 

 
GWEITHRED 

ENF/2007/00004 Tan y Foel, Bryneglwys 21/02/07 Lleoliad Carafán Breswyl 
Anawdurdodedig 

Heb gydymffurfio â Rhybudd Gorfodi.  Jane Kennedy wedi 
ysgrifennu at y perchennog, yn ei gynghori nad yw’n cael 
ei ddefnyddio ar gyfer dibenion amaethyddol yn ein tyb ni - 
ymchwiliad cyfredol 

ENF/2006/00108 2 Penfforddwr, Rhewl, 
Rhuthun 21/02/07 

Defnydd anawdurdodedig o dir 
cyfagos a chymdogol ar gyfer 
busnes trwsio ceir a lleoli 
cynhwysyddion a cherbydau 

Cydymffurfiad â Rhybudd Gorfodi’n angenrheidiol erbyn 
Chwefror  2008, ond y perchennog mewn trafodaeth 
gyda’r Swyddog Cynllunio. 

ENF/2006/00001 Cil Onnen, Ffordd 
Corwen, Rhuthun 21/03/07 

Defnydd anawdurdodedig o dir fel 
defnydd cymysg o breswyl, 
masnachol a chodi adeilad. 

Yn disgwyl apêl.  Rhybudd yn cael ei ddrafftio. 

ENF/2007/00058 Star Inn, 73 Ffordd 
Talargoch, Prestatyn 01/08/07 Codi estyniad ffrynt anawdurdodedig 

Cyflwyno rhybudd gorfodi i sicrhau symud y canopi a’r 
gosodiadau cysylltiedig anawdurdodedig a chymhennu 
ffabrig yr adeilad (cyfnod cydymffurfiad o 3 mis) 

ENF/2007/00011 Tŷ’r Ysgol, Prion 01/08/07 Estyniad garej a storfa ardd 
anawdurdodedig 

Cyflwynwyd Rhybudd Gorfodi – Cydymffurfiad erbyn 
22/04/2008. 

ENF/2005/00025 
Meithrinfa Bryn Coli, 
Llanrhaeadr Y C, 
Dinbych 

05/09/07 Defnydd o sied bren fel annedd 

Dylid awdurdodi cyflwyno Rhybudd Gorfodi yn 
gorchymyn:- 

(i) Darfyddiad defnyddio’r tir ar gyfer preswyl 
parhaol 

(ii) Symud yr adeiladwaith pren a’r eiddo 
cysylltiedig â chymhennu’r tir oedd yn safle 
iddo 

(iii) I gychwyn achosion erlyniad pan fydd unrhyw 
berson sydd wedi derbyn Rhybudd yn methu 
cydymffurfio â darpariaethau’r Rhybudd 

(iv) CYFNOD CYDYMFFURFIO: 12 MIS 
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CYFEIRNOD 

 

 
CYFEIRIAD 

 
PWYLL-

GOR 

 
TOR-RHEOL 

 
GWEITHRED 

ENF/2006/00029 
Tir wrth y fynedfa i 
Abbey Grange Hotel, 
Llantysilio, Llangollen 

05/09/07 Siop Fferm Anawdurdodedig Oedi - derbyniwyd cais cynllunio dilys, penderfyniad i 
ddod. 

ENF/2005/00084 Canolfan Arddio 
Henllan, Henllan 20/06/07 Tir Blêr a Newid Defnydd 

anawdurdodedig. 
Cyflwynwyd Rhybuddion Gorfodi.  Cydymffurfiad am dir 
blêr 22/12/07 a defnydd anawdurdodedig 22/04/08. 

ENF/2007/00015 National Milk Bar gynt, 
Stryd Fawr, Dinbych 20/06/07 Gosod ffenestri UPVC yn ardal 

Erthygl 2 (2). 
Cyflwynwyd rhybuddion gorfodi – Cydymffurfiad 
10/12/2007. 

ENF/2007/00045 Hand Inn, Stryd Henllan, 
Dinbych 20/06/07 Gosod cysgodlenni yn ardal Erthygl 

4 (2). Cyflwynwyd rhybuddion gorfodi – Cyflwynwyd apêl 

ENF/2006/00090 
Mountain Hall Farm, 
School Lane, Llanarmon 
Yn Iâl 

10/10/07 Defnydd preswyl carafán 
anawdurdodedig. 

Cyfarwyddiadau’n cael eu paratoi i Wasanaethau 
Cyfreithiol roi Rhybudd Gorfodi. 

ENF/2005/00087 1 & 1b Stryd Prior, 
Rhuthun  Ffenestri anawdurdodedig – LB Dyddiad cydymffurfiad 28/11/2007.  Perchennog yn trafod 

gyda Cyfreithiol / Phil Ebbrell. 

 
 
 
GCGC - Gwasanaethau Cynllunio a Gwarchod y Cyhoedd                                       YS -  Ymweliad Safle 
GC -  Gwasanaethau Cyfreithiol                                                                                        DGP -  Dim Gweithrediadau Pellach 
GD -   Gwasanaethau Datblygu 
 
Os bydd ar yr Aelodau angen gwybodaeth bellach am unrhyw un o’r achosion uchod, cysylltwch â Paul Mead ar 01824 706705 neu 
paul.mead@denbighshire.gov.uk <mailto:paul.mead@denbighshire.gov.uk> neu un o’r Swyddogion Cynllunio a Chydymffurfio canlynol: 
 
Michael Hughes ar 01824 706731 neu mg.hughes@denbighshire.gov.uk  ar gyfer ardaloedd Y Rhyl a Phrestatyn 
Wayne Williams ar 01824 706806 neu wayne.williams@denbighshire.gov.uk ar gyfer Dinbych ac Ardal y Gogledd ac eithrio Y Rhyl a Phrestatyn 
Jill Emerson ar 01824 706743 neu jill.emerson@denbighshire.gov.uk ar gyfer ardaloedd Rhuthun, Llangollen a Chorwen 



Y PWYLLGOR CYNLLUNIO  
12 RHAGFYR 2007 

 
EITEM AGENDA RHIF 4  

 
ADRODDIAD GAN Y PENNAETH CYNLLUNIO A DIOGELU’R 

CYHOEDD         
 

DEDDF CYNLLUNIO GWLAD A THREF 1990 
RHEOLIADAU CYNLLUNIO GWLAD A THREF (COED) 1999 

CYNGOR SIR DDINBYCH            
 

GORCHYMYN GWARCHOD COED RHIF 1/2007 
PLAS LLANBEDR, LLANBEDR DYFFRYN CLWYD 

 
1. DIBEN YR ADRODDIAD 

 
1.1 Adrodd am gyflwyno’r Gorchymyn Gwarchod Coed a phennu a ddylid cadarnhau 

ei fod yn addasedig.           
 

2. CEFNDIR    
 

2.1 Penderfynodd y Pwyllgor Cynllunio wneud Gorchymyn Gwarchod Coed ym 
Mhlas Llanbedr (Llanbedr Hall) gan fod cynigion ar gyfer datblygu ar y safle. 
Cyflwynwyd y Gorchymyn Gwarchod Coed i amddiffyn samplau coed a 
choetiroedd yn y parc a’r ardd hanesyddol.             
 

2.2 Yr hyn sy’n cyfiawnhau gwneud y Gorchymyn yw’r ystyriaeth fod y coed yn 
agored i niwed o ddatblygu posibl ar y safle.               
 

3. GWRTHWYNEBIADAU 
 

3.1 Cafwyd llythyr o wrthwynebiad gan y perchennog, Mr R Cox, a chafwyd 
sylwadau gan Mrs Ravenscroft o’r eiddo cyfagos, Redwoods. 
 

4. ADDASU  
 

4.1 Ar ôl trafod â’r perchennog, goresgynnwyd y gwrthwynebiadau dilys ac 
addaswyd y Gorchymyn Gwarchod Coed yn briodol.                
 

5. CASGLIAD   
 

5.1 Ystyrir y dylai’r coed sy’n cael eu gwarchod gan y Gorchymyn gael eu 
hamddiffyn am eu gwerth amwynder a’u diddordeb ym mharc a gardd 
hanesyddol Plas Llanbedr. 
 

6. ARGYMHELLIAD   
 

6.1 Dylid cadarnhau bod Gorchymyn Gwarchod Coed Rhif 1/2007 Plas Llanbedr, 
Llanbedr D.C. yn addasedig.            







M: Gwen/Committee/121207 1

Y PWYLLGOR CYNLLUNIO 
12 RHAGFYR 2007 

EITEM AGENDA RHIF 5 
 
 

ADRODDIAD GWYBODAETH GAN Y PENNAETH CYNLLUNIO A DIOGELU’R 
CYHOEDD  

 
HEN YSBYTY GOGLEDD CYMRU, DINBYCH 

 
1. DIBEN YR ADRODDIAD 
 

1.1 Mae’r adroddiad yn rhoi’r wybodaeth ddiweddaraf i’r Pwyllgor am gynnydd 
mewn perthynas â rhoi’r Cytundeb Adran 106 ar waith a’r datblygiad cyffredinol 
ar y safle.          

 
 
2. CYNNYDD ERS YR ADRODDIAD DIWETHAF 
 

2.1 Cyflwynwyd yr adroddiad gwybodaeth ddiweddaraf i’r Pwyllgor Cynllunio ar  
 1 Awst 2007.             

 
2.2 Cynhaliwyd cyfarfod Tîm Datblygu gyda’r perchennog ar 6 Medi a 13 

Tachwedd. Cyfarfu’r Gweithgor Aelodau ar 11 Medi.                         
 
Iechyd a Diogelwch/Diogelwch Safle 

 
Mae presenoldeb diogelwch ffurfiol ar waith ar y safle bellach.                                  

 
Cais am Ganiatâd Adeilad Rhestredig   
 
Cyflwynwyd cais am ganiatâd i ddymchwel adeiladau rhestredig penodol tua 
diwedd mis Medi 2007. Ar ôl cael ymatebion i’r ymgynghoriad, mae 
asiantaethau’r perchennog yn rhoi manylion ychwanegol i’w hystyried. Ni ellir 
adrodd am y cais i’r Pwyllgor Cynllunio hyd mis Ionawr 2008 ar y cynharaf.         
 
Materion Caniatâd Cynllunio 
 
Mae asiantaethau sy’n gweithio i’r perchennog wedi paratoi arolygon arbenigol 
sydd eu hangen i’w cyflwyno a’u cymeradwyo yn unol â’r caniatâd cynllunio 
amlinellol. Bydd cyflwyniadau ffurfiol yn dilyn.                           
 
Materion Adran 106 
 
Mae balans y blaendal ar y Gronfa Adfer wedi cael ei dalu.                         
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Ymddiriedolaeth y Tywysog er Adfywio 
 
Mae’r Ymddiriedolaeth â diddordeb actif yn yr adeiladau, a chafodd wybod am 
y sefyllfa gyfredol mewn cyfarfod â’r Prif Weithredwr a swyddogion eraill tua 
dechrau mis Hydref 2007. 
 
Cyfarfodydd y Dyfodol 
 
Mae’r cyfarfod nesaf o’r Tîm Datblygu wedi’i drefnu ar gyfer 8 Ionawr 2008. 

 
 
3. ARGYMHELLIAD   
 

3.1 Bod y Pwyllgor yn derbyn yr adroddiad gwybodaeth hwn. 



Y PWYLLGOR CYNLLUNIO 
12 RHAGFYR 2007 

EITEM AGENDA RHIF 6 
 
 

ADRODDIAD GAN Y PENNAETH CYNLLUNIO A DIOGELU’R CYHOEDD 
Er Gwybodaeth   

 
 

 
YMRWYMIADAU CYNLLUNIO YNG NGHYMRU 

 
 

1. Diben yr Adroddiad  
 

 Diben yr adroddiad yw rhoi gwybod i Aelodau am ddefnydd a gwerth 
ymrwymiadau cynllunio yng Nghymru h.y. Cytundebau Adran 106. 
 

 
2. Cefndir i’r Adroddiad    
 

Comisiynwyd Prifysgol Sheffield gan Lywodraeth Cynulliad Cymru i gynnal 
astudiaeth i ehangu’r wybodaeth am rwymedigaethau cynllunio yng 
Nghymru. 
 
Cynhaliwyd arolwg cenedlaethol a chasglwyd data gan holl awdurdodau 
lleol Cymru yn seiliedig ar 2005/06 ac fe gymharwyd y canlyniadau ag 
arolwg tebyg a gynhaliwyd yn Lloegr yn 2003/04. 
 
Cyhoeddwyd adroddiad am y canfyddiadau gan Lywodraeth Cynulliad 
Cymru, ym mis Awst 2007, o dan y teitl ‘Defnydd a Gwerth Ymrwymiadau 
Cynllunio yng Nghymru’.  Mae’r adroddiad yn hir iawn ac felly paratowyd 
adroddiad cryno ar gyfer Aelodau, sy’n canolbwyntio ar ganlyniadau 
allweddol yr arolwg.                
 
O’i gymharu ag awdurdodau eraill yng Nghymru, mae’n debyg bod Sir 
Ddinbych yn gwneud yn dda iawn ar ein record o sicrhau ymrwymiadau 
cynllunio. Fodd bynnag, rydym yn cydnabod hefyd y gellid gwneud 
gwelliannau wrth brosesu ymrwymiadau cynllunio a bod hefyd lle i gynyddu 
refeniw ymrwymiadau cynllunio yn Sir Ddinbych.             



3. Crynodeb o berfformiad Sir Ddinbych yn 2005/06 
 

Ceir isod restr o berfformiad allweddol Sir Ddinbych mewn perthynas â 
ymrwymiadau cynllunio yng Nghymru: 

 
 Sir Ddinbych oedd un o chwe awdurdod i sicrhau dros £500,000 o 
gyfanswm ymrwymiadau taliad uniongyrchol yn 2005/06.  
  

 Sir Ddinbych oedd un o bedwar awdurdod a sicrhaodd rwymedigaethau 
gwerth dros £400,000 ar gyfer lle agored. 
 

 Sir Ddinbych oedd un o bedwar awdurdod a sicrhaodd fwy na £100,000 
mewn cyfanswm taliadau ar gyfer ymrwymiadau Cymuned.    

 
 Roedd gan Sir Ddinbych 8 cytundeb tai fforddiadwy yr oedd ganddynt 
gyfanswm o 34 uned. Yn ogystal, roedd gennym 2 gytundeb ar gyfer 
cytundebau symiau gohiriedig, a ddaeth i gyfanswm o £269.000.   
 

 Sir Ddinbych oedd un o chwe awdurdod a gafodd, rhyngddynt, ychydig 
mwy na £2 filiwn ar gyfer symiau gohiriedig (talu swm yn lle darpariaeth 
wirioneddol unedau fforddiadwy). 
 

 Sir Ddinbych yw un o bedwar awdurdod a osododd darged 30% ar gyfer 
unedau fforddiadwy. 
 

 Sicrhaodd Sir Ddinbych gyfanswm gwerth o £867,000 o rwymedigaethau 
cynllunio yn ystod 2005/06 ac fe’i dosbarthwyd yn 5ed uchaf yng Nghymru.  
 

 Yn ôl canfyddiadau’r arolwg, mae awdurdodau â gwerthoedd tir isel, fel Sir 
Ddinbych a Sir Gaerfyrddin, wedi sicrhau refeniwiau llawer mwy na llawer o 
awdurdodau mwy.             

 
 
4. Argymhellion    

 
4.1   Gofynnir i Aelodau roi sylwadau am yr adroddiad a’i dderbyn er 

gwybodaeth. 
 
 

Swyddog Cyswllt:   Graham H Boase, Pennaeth Cynllunio a Diogelu’r Cyhoedd. 
Rhif Ffôn:   01824 708020   
E-bost:     graham.boase@denbighshire.gov.uk 
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THE USE AND VALUE OF 
PLANNING OBLIGATIONS IN WALES 

 
 
 
1. INTRODUCTION 
 
The Welsh Assembly Government commissioned the University of 
Sheffield to undertake a study to widen the knowledge of planning 
obligations in Wales.   
 
A national survey was carried out and data was gathered from all Welsh 
local authorities based on 2005/06 and the results were compared to a 
similar survey conducted in England in 2003/04. 
 
A report of the findings was published by the Welsh Assembly 
Government, in August 2007, and was entitled ‘The Use and Value of 
Planning Obligations in Wales’. 
 
2. PLANNING OBLIGATION POLICY 
 
The legal basis of planning agreement is set out in Section 106 of the 
Town and Country Planning Act 1990.  An agreement is a legally binding 
private contract between a developer and a local planning authority and 
operates alongside a statutory planning permission.  Such agreements 
require developers to carry out specified obligations when implementing 
planning permissions and are the result of negotiations on these matters 
between the two parties.   
 
Obligations may be entered into to prescribe the nature of development, 
to secure a contribution from a developer to compensate for any loss or 
damage caused by a development, or to mitigate a development’s wider 
impact.  Obligations can be carried out either by providing what is needed 
to a standard specified in the agreement or by paying a sum to the 
planning authority which will then itself provide the facility. 
 
Agreements enable local planning authorities to secure matters that, in 
their view, are essential if developments are to be allowed or preceded.  
Until the 1990s their use was largely restricted to requiring developers to 
contribute to a limited range of ‘off site’ costs, such as providing access 
roads to sites.  More recent years have seen a significant growth of 
planning agreements to secure wider community benefits.  This includes 
asking developers to make contributions to meeting local affordable 
housing need. 
 
3. DIRECT PAYMENT OBLIGATIONS 
 
Normally a planning agreement will contain a number of planning 
obligations, the majority of which are direct payment obligations.  In 
England in 2003/04 there were on average 3.3 obligations per 
agreements, of which 2.1 were direct payment.   
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In Wales there were a total of 353 agreements but only 445 obligations.  
This is only just over 1.25 obligations per agreement.  The analysis 
suggests that the majority of agreements contain only a single obligation.  
There are a substantial number of affordable housing agreements (130) 
many containing a small number of units and no other obligations.  
Consequently, very few major agreements are likely to contain more than 
one obligation. 
 
The most common direct payment obligation is a payment to the local 
authority for the provision of open space.  Over a quarter of all 
agreements contained such an obligation. 
 
There were eight direct payments (called ‘commuted sums’) to local 
authorities for affordable housing; this equates to 3% of all direct 
payment. 
 
In Denbighshire there were a total of 15 agreements made in 2005/06, 
with 17 obligations.  This equate to 1.13 obligations per agreement – just 
below the Welsh average. 
 
4. VALUE OF DIRECT PAYMENT OBLIGATIONS 
 
Each direct payment obligation has a value which is the sum paid to the 
local authority as defined in the planning agreement. 
 
There were just under £10.5 million of direct payments made to local 
authorities in Wales in 2005/06.  This is an average of around £434,000 
per authority.  This compares to an average value per authority of £1.5 
million in England in 2003/04.  The average value per obligations was 
£38,026 which compares to £61,500 in England.   
 
However, six authorities, including Denbighshire, secured over £500,000 
in total direct payment obligations in 2005/06.  The survey specifies that 
there is little relationship with development activity and land value 
between these six authorities, which suggest that policy and process are 
the most important influences on securing planning obligations 
contributions. 
 
Open Space is the most significant obligations with an average value of 
£140,000 per authority.  Four authorities secured obligations with a value 
of over £400,000; again Denbighshire was one of these four authorities. 
 
Transport and travel obligations are surprisingly low in value, at just 
£26,000 per obligation compared to £83,000 in England. 
 
The value per obligation for Community and Leisure is around two thirds 
of the value in England, at £39,000.  There were only 21 Community 
obligations in Wales.  Four authorities secured more than £100,000 in 
total payments; one of which was Denbighshire (secured the total sum 
from just a single obligation).   
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5. THE NUMBER AND VALUE OF IN-KIND OBLIGATIONS 
 
In-kind planning obligations are the most difficult to value.  They consist 
of works undertaken by the developer or landowner rather than of 
payments to the local authority.  In-kind obligations account for 41 out of 
a total 315 obligations which is only 13%, compared to 35% in England in 
2003/04.  The total estimated value of in-kind obligations in Wales in 
2005/06 was £1.1 million; an average of £48,231 per authority. 
 
Additionally, a total of 0.79 hectares of land were transferred directly to 
local authorities within four obligations, with an estimated maximum total 
value of £2.3 million.  These transfers were either for open space 
provision or transport and travel obligations. 
 
6. AFFORDABLE HOUSING 
 
There appears to be a wide variation in affordable housing policy in Wales.  
Ten authorities provided details of their affordable housing targets within 
their UDPs.  Four authorities set a 30% target for affordable units; 
Denbighshire being one of these authorities.  Two authorities state up to 
30%, one 25%, two 20% and one at least 20%.  The remaining 
authorities either supplied no data or did not have a target or threshold 
specified in their UDP. 
 
It is the threshold where the variation is more marked.  Large urban 
centres such as Cardiff and the Vale of Glamorgan have a very high 
threshold of 50 units and Swansea’s threshold is 40 units.  Wrexham, 
Newport and Flintshire use 25 units in urban centres, while thresholds in 
smaller authorities are lower; 10 in the urban areas of Carmarthenshire 
and Torfaen and 15 in Conwy.  In Powys, the threshold has gradually been 
reduced to 5 units, with Pembrokeshire National Park suing 3 units.  
Denbighshire also uses 3 units as the threshold. 
 
7. THE VALUE OF AFFORDABLE HOUSING OBLIGATIONS 
 
In total, there were 130 affordable housing agreements in Wales for 
2005/06, which totalled to 869 affordable units.  The majority of which 
were for on-site provision of various tenures of affordable housing.  There 
were also 8 commuted sums (payment of a sum in lieu of actual provision 
of affordable units) which amounted to just over £2 million split between 
Cardiff, Torfaen, Denbighshire, Vale of Glamorgan, Bridgend and 
Pembrokeshire. 
 
Denbighshire had 8 agreements for 2005/06 which totalled to 34 units.  
Additionally, we had 2 agreements for commuted sums agreements, 
which amounted to £269.000.  These figures will have increased since the 
survey was carried out as Denbighshire approved its Supplementary 
Planning Guidance on Affordable Housing in July 2005.  
 
The total value of affordable housing obligations in Wales for 
2005/06 was estimated at between £14 and £20 million.  Cardiff 
accounts for over 70% of the total value of affordable housing because of 
the number of units secured (383) and the high value of land there 
relative to the rest of Wales. 
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8. TOTAL VALUE OF PLANNING OBLIGATIONS IN WALES 
 
With the estimate of affordable housing, and allowing for a suitable 
margin of error in the recording of data by local authorities, the total value 
of obligations in Wales, for 2005/06, will fall somewhere between £26 
million and £31 million. 
 
This is an average of approximately £1.2 million per authority, although 
Cardiff accounts for almost half of the total.  Removing Cardiff leaves 
around £580,000 per authority.  This is well below the equivalent figure 
for England in 2003/04 of around £3 million per authority. 
 
Wales on a whole secured revenue very similar to those in the North of 
England for 2003/04.  This is not because land values in Wales are similar 
to those in the North two years ago, in fact they are significantly higher, 
but is rather a function of local policy and process. 
 
As can be seen by the table below Denbighshire secured a value of 
£867,000 of planning obligations during 2005/06, which ranked the 
Authority 5th in Wales. 
 
Authority 
 
 

Approx. Value 
£ 

 
Cardiff 14,400,000 
Caerphilly 1,300,000 
Bridgend 1,200,000 
Newport 1,100,000 
Denbighshire 867,000 
Rhondda Cynon Taff 830,000 
Wrexham 785,000 
Carmarthenshire 705,000 
Ceredigion 646,000 
Vale of Glamorgan 622,000 
Monmouthshire 600,000 
Torfaen 500,000 
Flintshire 335,000 
Powys 310,000 
Pembrokeshire 257,000 
Gwynedd 216,000 
Swansea 191,000 
Merthyr Tydfil 100,000 
Neath Port Talbot 70,000 
Anglesey 58,000 
Conwy 45,000 
Pembrokeshire National Park 0 
Snowdonia National park 0 
Blaenau Gwent 0 
Brecons National Park 0 
Other 174,000 
Land contributions 2,340,000 
Other affordable tenures 1,500,000 
TOTAL £29,000,000 
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9. GENERAL 
 
The survey reported that only two authorities (Vale of Glamorgan and 
Wrexham) had up-to-date Supplementary Planning Guidance (SPG) 
relating to planning obligations and affordable housing.  However, 
Denbighshire has an adopted SPG on both planning obligation and 
affordable housing and this was an error in the report. 
 
In 2005/06 only a single authority (Newport) employed an officer to 
negotiate and monitor planning agreements.  Vale of Glamorgan have 
since introduced such a post.  Another 6 authorities employed an officer to 
monitor affordable housing.  Outside Newport and Vale of Glamorgan it is 
typically left to individual case officers to negotiate planning agreements.  
Other parties are often involved such as solicitors, the development 
control manager and representatives from other departments such as 
Education, Housing and Transport.  What is clear that, in the vast majority 
of cases, authorities lack a standardised approach to negotiations. 
 
10. CONCLUSION 
 
The report specifies that Cardiff secures almost half of the total value of 
obligations in Wales.  This is because of two factors.  Firstly, the level of 
development activity and land values are much higher in Cardiff than the 
rest of the country; and secondly Cardiff has a clear policy in place and 
has generated experience in the process from continuous planning 
obligation activity over a number of years.  They also have a Planning 
Obligation Officer. 
 
The report also specifies that authorities with low land values, such as 
Denbighshire and Carmarthenshire, have secured much greater revenues 
than many larger authorities. 
 
In comparison with other authorities in Wales we appear to be doing well 
on our record of securing planning obligations.  However, we also 
acknowledge that improvements could be made in the processing of 
planning obligations and that there is also a scope for increasing planning 
obligation revenue in Denbighshire. 
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