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PWYLLGOR CYNLLUNIO 
 

Cofnodion cyfarfod y Pwyllgor Cynllunio a gynhaliwyd yn Siambr y Cyngor, 
Neuadd y Sir, Rhuthun dydd Mercher 27 Gorffennaf 2011 am 9:30am. 
 

PRESENNOL 
 

Cynghorwyr S. Thomas (Cadeirydd) I W Armstrong, J Bellis, B Blakeley, J 
Butterfield, W L Cowie, (arsyllwr)  J A Davies,  P A Dobb, , G C Evans, R L 
Feeley, I A Gunning, , C Hughes, R W Hughes, T R Hughes, E R Jones, H Ll 
Jones, G M Kensler, L M Morris, P W Owen, A G Pennington, B A Smith ,  D A J 
Thomas, J Thompson-Hill, C H Williams  
 

HEFYD YN BRESENNOL 
 

Pennaeth Rheolaeth Gorfforaethol dros dro (Jane Kennedy) Rheolwr Rheoli 
Datblygu (P Mead), Arweinydd Tîm (Proses Pwyllgorau) (I Weaver), Arweinydd 
Tîm (Cefnogaeth) (G Butler), Swyddog Gwasanaethau Cwsmeriaid (J Williams), 
a Chyfieithydd (Catrin Gilkes).  
Roedd Mike Parker (Priffyrdd) David Matthews (Rheolwr Gwerthuso ac Ystadau) 
ac Angela Loftus (Rheolwr Polisi, Ymchwil a Gwybodaeth) hefyd yn mynychu 
rhan o’r cyfarfod. 
 

DERBYNIWYD YMDDIHEURIADAU AM ABSENOLDEB ODDI WRTH  
 

Cynghorwyr J R Bartley J M Davies M Ll Davies, M J Eckersley, D Hannam, D 
Owens, D I Smith   
Pennaeth Gwasanaethau Cynllunio, Adfywio a Rheoleiddio (G Boase),  
 
2 DATGANIAD BUDD  
 
Gofynnwyd i’r Aelodau ddatgan unrhyw fudd personol neu a fyddai’n creu 
rhagfarn mewn unrhyw fusnes a nodwyd i’w ystyried yn y cyfarfod hwn. 
 
Mynegodd y Cynghorydd S Thomas fudd yn eitem 44//2011/0414 (Parc 
Carafannau Clwyd View, Rhuddlan); Mynegodd y Cynghorydd T.R Hughes fudd 
yn eitemau 27/20110489 (Ysgubor Tan y Fron, Eglwyseg, Llangollen).a 
mynegodd P Owen fudd yn 45/2011/0657 (36 Ffordd Bryn Cwnin, y Rhyl.  
 
3 EITEMAU BRYS: 
 
IS-GADEIRYDD 
Yn absenoldeb yr Is-gadeirydd, cynigiwyd (gan y Cynghorydd Rhys Hughes ac 
eiliwyd gan BA Smith) bod y Cynghorydd Gwilym Evans yn cael ei ethol yn is-
gadeirydd ar gyfer y cyfarfod hwn yn unig.  Penderfynwyd ar hyn. 
 

Eitem Agenda  Rhif 4
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DEISEB 
Cyflwynodd y Cynghorydd Joan Butterfield ddeiseb yn erbyn y Farchnad Stryd yn 
y Rhyl.  Arwyddwyd y Ddeiseb gan 218 o bobl, perchnogion siopau ac ymwelwyr 
â chanol y dref yn gofyn am symud y Farchnad. 
 
COFNODION Y PWYLLGOR CYNLLUNIO  
 
Cyflwynwyd (dosbarthwyd yn y cyfarfod) adroddiad gan y Pennaeth 
Gwasanaethau Cynllunio, Adfywio a Rheoleiddio yn cynnig newid i’r modd y mae 
cofnodion y Pwyllgor Cynllunio’n cael eu cofnodi. 
PENDERFYNWYD  cymeradwyo’r adroddiad 

Bydd cofnodion ffurfiol y pwyllgor cynllunio’n cynnwys: 
• Crynodeb o gyflwyniadau siaradwyr cyhoeddus 
• Crynodeb o bwyntiau a godwyd gan Aelodau 
• Nodiadau am gwestiynau, newidiadau a awgrymwyd i argymhellion, 

amodau diwygiedig, rhesymau dros wrthod 
• Nodiadau am ymatebion y swyddogion 
• Nodiadau am gynnig ffurfiol ac enw’r cynigydd a’r eilydd 
• Y penderfyniad a wnaed 
• Cofnod o’r nifer o bleidleisiau a roddwyd ac enwau’r rhai oedd yn 

pleidleisio mewn achos o Bleidlais ffurfiol wedi’i Chofnodi 
• Bydd y cofnodion yn cael eu cyflwyno’n ôl i’r pwyllgor cynllunio 

nesaf i’w cadarnhau am gywirdeb 
 
4 CEISIADAU AM GANIATÂD DATBLYGU 

 
Cyflwynwyd adroddiad gan Bennaeth y Gwasanaethau Cynllunio, Adfywio a 
Rheoleiddio (dosbarthwyd ynghynt) yn rhifo’r ceisiadau a gyflwynwyd ac yn 
gofyn am benderfyniad gan y Pwyllgor. 
  

 
PENDERFYNWYD:- 
 

(a) Cadarnhau bod argymhellion y Swyddogion fel y’u gwelwyd yn yr 
adroddiad oedd yn cael ei gyflwyno’n awr, neu wrthodiadau os bydd 
rhai, yn cael eu cyhoeddi fel rhai priodol o fewn y Gorchymyn 
Cynllunio Gwlad a Thref (Datblygu Cyffredinol a Ganiateir) 1995, 
Deddf Cynllunio a Chydsynio, 1991, Rheoliadau Hysbyseb Cynllunio 
Gwlad a Thref, 1994 a/neu Ddeddf Cynllunio  (Adeiladau Rhestredig 
ac Ardaloedd Cadwraeth 1990 i’r datblygiadau a gynigiwyd gan y 
ceisiadau canlynol yn ddibynnol ar yr amodau a rifwyd yn y drefnlen a 
gyflwynwyd yn awr:- 

 



P/em/gwen/commitem 3

Rhif Cais:  28/2011/0631/PF 
 
Lleoliad: Tir cyffiniol â Lôn Wilkin Henllan Dinbych 
 
Disgrifiad: Codi bloc o stablau i gynnwys 2 stabl, ystafell tac 

a storfa agored a newidiadau i’r fynedfa gerbydau 
bresennol 

Siaradwyr Cyhoeddus:   
 
SIARADWR CYHOEDDUS O BLAID:  Mr Huw Evans: 
 

Dywedodd Mr Evans fod mân newidiadau wedi’u gwneud i oresgyn 
gwrthwynebiadau a bod y stablau’n hanfodol i fudd y ceffylau.  Roedd yn 
ddiolchgar i’r swyddogion am eu parodrwydd i drafod y pwynt lle’r oedd gosod 
y bloc yn dderbyniol.  Dywedodd ymhellach y byddai’r fynedfa amaethyddol 
bresennol yn cael eu gwella heb unrhyw effaith ar ddiogelwch traffig. 
Byddai’r gwastraff yn cael ei roi mewn bagiau a’i symud oddi ar y safle. 
Derbyniwyd gwrthwynebiadau am y brif bibell ddŵr a’r hawl i dramwy ar 
draws y safle.  Teimlai Mr Evans na fyddai’r brif bibell ddŵr yn cael ei 
heffeithio ond y byddai’r ymgeiswyr yn barod i’w dargyfeirio ar eu cost eu 
hunain petai raid. 
 
Dywedodd y Cynghorydd Colin Hughes (aelod lleol) am y camgymeriad yn yr 
adroddiad – Cyngor Cymuned oedd Henllan nid Cyngor Tref. 
Mynegodd bryder am ddiogelwch traffig a gwelededd ar y ffordd gul a’r effaith 
ar yr Ardal Gadwraeth gerllaw. Roedd y Cynghorydd Gwilym Evans hefyd yn 
bryderus am y fynedfa i’r safle ac a oedd y safle’n ddigon mawr i ganiatáu i 
lori droi cyn gadael y safle.  Teimlai bod y safle’n rhy fach i adeilad ac roedd 
yn meddwl tybed a fyddai’n cael ei gadw’n daclus.   
Gofynnodd y Cynghorydd Julian Thompson Hill beth oedd wedi newid ers 
gwrthod y cais blaenorol ar sail y byddai’n effeithio ar yr Ardal Gadwraeth. 
Teimlai’r Cynghorydd Gwyneth Kensler y dylid datrys y problemau’n 
ymwneud â’r brif bibell ddŵr a’r hawl tramwy. 
 
Dywedodd y Prif Swyddog Cynllunio (Ian Weaver) fod y safle 70 m oddi wrth 
yr ardal Gadwraeth.  Dywedodd iddo geisio gweld y safle o fynwent yr eglwys 
ond nid oedd i’w weld.  Nid oedd yr effaith ar yr Ardal Gadwraeth yn cael ei 
ystyried yn broblem fawr. Dywedodd fod y mater o’r brif bibell ddŵr a’r hawl 
tramwy yn faterion cyfreithiol preifat. 
Cadarnhaodd y Pennaeth Rheolaeth Gorfforaethol dros dro hyn. Yn dilyn cais 
am amod i’w chynnwys yn ymwneud â’r mater hwn, awgrymwyd y gellid 
ychwanegu Nodyn i’r Ymgeisydd. 
 
Dywedodd y Swyddog Priffyrdd (Mike Parker) fod y diwydiant ceffylau’n 
cynyddu yn Sir Ddinbych.  Ni theimlent fod y ffordd oedd yn arwain i’r safle yn 
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rhy gul ac ni fydd yn cael llawer iawn mwy o draffig.  Byddai’r amodau a 
awgrymwyd o safbwynt parcio a mynediad yn helpu. 

 
Cynigiodd y Cynghorydd P Dobb (eiliwyd gan P Owen) ei bod yn rhoi’r caniatâd 
 
PLEIDLAIS:  
Caniatáu 17 
Gwrthod 6  
Atal 0 
 
PENDERFYNWYD FELLY I GANIATÁU 
    
Yn ddibynnol ar: Nodyn Newydd i’r Ymgeisydd 
...... 
“ Tynnwyd sylw at bresenoldeb pibell ddŵr a hawl tramwy ar draws y safle hefyd.  
Cynghorir chi i sicrhau nad oes unrhyw gyfyngiadau cyfreithiol preifat i ddatblygu 
a dylid ymchwilio i hyn cyn dechrau ar y datblygu.  Mae’r rhain yn faterion 
cyfreithiol preifat y tu hwnt i gylch gorchwyl yr Awdurdod Lleol” 
 
 
Cais Rhif:  30/2010/0584/PF 
 
Lleoliad: Tir cyffiniol i Dafarn Trefnant, Trefnant Dinbych 
 
Disgrifiad: Codi 11 annedd a gwaith cysylltiol. 
 
Gwybodaeth hwyr 
 

Cyflwynwyd cyfanswm o 63 cyflwyniad unigol i’r adran gynllunio am 4 p.m. ar 
26 Gorffennaf 2011.  : 
Yn gwrthwynebu 
1. E, V a M Hughes, Arfryn, Trefnant. 
2. Arnold Butler, 22 Rhodfa Montagne, De Croydon 
3. Ann Bowers, Amity, Cefn Berain 
4. Harold a Jane Roberts, Noddfa, Y Sgwâr, Trefnant 
5. Lillian a John Cowan, Maes Teg, 1 Parc Bach, Trefnant 
6. Selwyn Evans, Berth Bach, Trefnant 
7. Dorothy Ryding, 5 Llys Teg, Trefnant 
8. Chrisey Jones, 7 Stryd y Capel, Trefnant 
9. Debbie Scott, Yr Hen Dy’r Ysgol, Ffordd Henllan, Trefnant 
10. Richie Jones, 30 Bryntirion, Henllan 
11. Nicola Tibbetts, 27 Cilcant Clwydian, Trefnant 
12. Ceri Parry, Elina, Cae Glas, Trefnant 
13. David Boiston, 3 Ffordd Pen y Coed, Trefnant 
14. James Bryndley, 5 Maes Gruffydd, Trefnant 
15. Mark Williams, 3 Parc Bach, Trefnant 
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16. Mary Jones, 3 Bro Nant, Trefnant 
17. Peter Hughes a Roma Williams, Mountain View, Trefnant 
18. Jenn Evans, 19 Ffordd Pen y Maes, Trefnant 
19. Linda Davies, 9 Ffordd Pen y Coed, Trefnant 
20. David Evans, 19 Ffordd Pen y Maes, Trefnant 
21. Emlyn Davies, Green Isa, Y Lawnt, Dinbych 
22. Lynda Bakkaloģlu 
23. Mrs Pauline Hughes, 20 Nant y Patrig, Trefnant 
24. John Emlyn Davies, 8 Nant y Patrig, Trefnant 
25. Maureen Leonard, 11 Bronant, Trefnant 
26. Janice Hutton, 2 Maes Gruffydd, Trefnant 
27. Eira Lloyd, 8 Cae Glas, Trefnant 
28. Gwynfor Jones, Y Berllan Bach, Ffordd Henllan, Trefnant 
29. Angela Collins, Y Berllan Bach, Ffordd Henllan, Trefnant 
30. Melfyn a Lynette Parry, Kenyon, Allt Goch, Trefnant 
31. Beryl Davies, 3 Teras y Rheilffordd, Trefnant 
32. Margaret Williams, Y Swyddfa Bost, Trefnant 
33. Bill Moran, Nant y Patrig, Trefnant 
34. Glynis Hughes, 22 Maes Gruffydd, Trefnant 
35. Cyril and Gwyneth, Bottomley, Bryn Dyffryn, Trefnant 
36. W H and G Lewis, 11 Nant y Patrig, Trefnant 
37. Tracey Hughes, Hafan Wen, Ffordd Henllan, Trefnant 
38. Danny John Jones, 7 Stryd y Capel, Trefnant 
39. Mark Hughes, 5 Ystad Derfel, Y Lawnt 
40. Sandra Hubbard, 1 Llys Teg, Trefnant 
41. Peter Featham, 28 Maes Gruffydd, Trefnant 
42. Darren Hughes, 5 Ystad Derfel, Y Lawnt 
43. John Hughes, 6 Ystad Derfel, Y Lawnt 
44. Charles Perry, 4 Parc Bach, Trefnant 
45. Irene Gibbons, 10 Llys Esgob Morgan, Llanelwy 
46. Mark Evans, 3 Rhodfa Myddleton, Dinbych 
47. Gwyn Davies, 27 Maes Gruffydd, Trefnant 
48. Ian Jones, Tanuch, Ffordd Henllan, Trefnant 
49. Nia Jones, Tan Llan, Ffordd Henllan, Trefnant 
50. Colin Mansley, Y Rheithordy, Trefnant 
51. Martin and Steph Fearnley, 6 Nant y Patrig, Trefnant 
52. Joanne Pierce, Hafod y Green, Trefnant 
53. Carla Roberts, 23 Maes Gruffydd, Trefnant 
54. Dane Hughes, 12 Cilgant y Parc, Carmel, Treffynnon 
55. Richard Greenhough, 70 Ffordd Aelwyd, Treffynnon 
56. Cheryl Roberts, 70 Ffordd Aelwyd, Treffynnon 
57. Carolyn Roberts, 23 Maes Gruffydd, Trefnant 
58. Doris Maude Wells Kendrew, Ysgubor Hafod, Trefnant 
59. Nicole Marshall, 5 Ffordd Pen y Coed, Trefnant 
60. Linda Marshall, 5 Ffordd Pen y Coed, Trefnant 
61. Mike Marshall, 5 Ffordd Pen y Coed, Trefnant 
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62. Phil Marshall, 5 Ffordd Pen y Coed, Trefnant 
 
Prif Bwyntiau 
Mae’r sylwadau’n adleisio sail y pryderon a fynegwyd ynghynt ynglŷn ag effaith 
ar : 
 
i) Y Priffyrdd 
ii) Hyfywdra Tafarn Trefnant (colli’r ardd gwrw a’r mannau parcio) 
iii) Effaith ar adeilad rhestredig 
iv) Gormod o anheddau/ allan o gymeriad gyda’r pentref 
v) Problemau draenio 
vi) Dim angen mwy o dai 
 
O blaid: 
1.  Brenda Tomlinson, 33 Maes Gruffydd, Trefnant. 
 
Gwybodaeth ychwanegol am hanes y cynllunio: 
 
Rhoddwyd caniatad i ddefnyddio’r maes parcio a’r Ardd Gwrw ar 23.12.93 o 
dan rif cod 1/15532 
 
Er eglurder, mae pob cais blaenorol am ddatblygu tai ar y safle hwn wedi’i 
dynnu’n ôl, nid ei wrthod. 

 
 
SIARADWR CYHOEDDUS YN ERBYN :  Mr Antony Griffith (Cadeirydd 
Cyngor Cymuned Trefnant) 
Dywedodd Mr Griffith nad oedd yn erbyn datblygiad mewn egwyddor ond roedd y 
pentref wedi gweld cynnydd o 80 tŷ yn barod, byddai 11 arall yn faich. 
Ystyriodd y dylai’r effaith ar yr Adeilad Rhestredig a’r dallbwynt yn y fynedfa ger 
prif gyffordd gael eu hystyried.  Teimlai y byddai effaith niweidiol ar draffig ger yr 
ysgol a theimlai fod datganiad y swyddog “nad yw diffyg ardal ardd glir yn brif 
ffactor” yn gamarweiniol gan fod gardd y dafarn yn cael ei defnyddio’n aml. 
Soniodd fod swyddog CADW Nick Davies wedi rhoi barn anffurfiol y byddai’r 
datblygiad yn cael effaith anffafriol ar yr Adeilad Rhestredig.  Dywedodd Mr 
Griffith fod y dafarn yn brysur iawn a bod y pentref wedi’i siomi’n fawr gan y 
cynnig hwn. 
 
Adroddodd y Cynghorydd Selwyn Thomas (Cadeirydd) am yr ymweliad â’r safle 
ar 9 Mai 2011.  Ei farn ef oedd bod y cynnig hwn yn anghywir yn y lleoliad hwn 
gan fod llawer iawn o draffig ar y ffordd lle byddai’r fynedfa. 
Cynigiodd y Cynghorydd G Kensler y dylid gwrthod y cais (eiliwyd gan y 
Cynghorydd Ian Gunning) a darllenodd ddatganiad gan yr aelod lleol oedd wedi 
methu bod yn bresennol yn y Pwyllgor Cynllunio. 
Roedd yr aelod lleol yn bryderus am y fynedfa, llif y traffig (gan ddyfynnu polisi 
TRA 2/ TRA 6) asesiadau effaith traffig, nifer o gerbydau fyddai’n defnyddio’r 
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safle, maint y parcio fyddai ar ôl i’r dafarn (polisi TRA 9).  Byddai’r tai a fwriadwyd 
y drws nesaf i’r dafarn 1 m yn uwch wrth  uchder y grib, 2 m i ben y simneiau ac 
felly’n uwch na’r adeilad rhestredig.  Ni fyddai’r deunyddiau a awgrymwyd yn 
gyflenwol i’r adeilad rhestredig.  Roedd pryderon am hyfywdra busnes y dafarn - 
byddai’r datblygiad yn gadael ardal fechan 2 m o led fel lle amwynder i 
ddefnyddwyr y dafarn . Byddai’n anodd cynnal a chadw hwn.  Soniodd am yr 
effaith ar y Strategaeth Adfywio a pholisi TSM 7, colli llety i dwristiaid petai’r 
dafarn yn cau. 
 
Cytunodd y Cynghorydd J Bellis gyda’r Cyngor Cymuned.  Gofynnodd faint 
fyddai symiau gohiriedig y lle agored gan nad oedd sôn amdano yn yr adroddiad.  
Teimlai hefyd y dylid ystyried barn CADW. 
 
Soniodd y Cynghorydd ER Jones am Gynllun Mawr Sir Ddinbych i gefnogi 
trigolion lleol.  Teimlai na fyddai’r Dafarn yn uned hyfyw heb yr ardd a theimlai 
bod y fynedfa’n annigonol. 
 
Ystyriai’r Cynghorydd Ian Gunning fod y cynnig hwn yn achos o “grafangu tir” ac 
nad oedd unrhyw un yn yr ardal o’i blaid.  Mae risg i ddiogelwch traffig ac ni 
fyddai adeiladu tai yng nghwrtil y dafarn yn caniatáu i’r busnes ffynnu. 
 
. 
Cytunodd y Cynghorydd Colin Hughes- nid oedd y bobl leol yn eisiau hyn, byddai 
effaith ar yr Ardal Gadwraeth, a’r Eglwys hanesyddol.  Mae’r dafarn yn dafarn 
gerbydau hanesyddol.  Anfonodd neges at y pentrefwyr i ddefnyddio’r dafarn a’i 
helpu i ffynnu. 
 
Cyfeiriodd y Cynghorydd B Feeley at y Raven yn Llanarmon yn Iâl fel enghraifft o 
bentrefwyr yn helpu i adfywio tafarn leol 
 
Teimlai’r Cynghorydd Joan Butterfield fod unrhyw fan agored yn werthfawr a 
chefnogodd y Cyngor Cymuned. 
Gofynnodd y Cynghorydd B Smith am eglurhad am y gweithredu ar y caniatad 
cynllunio i’r ardd ym 1993. 
 
Roedd y Cynghorydd Gwilym Evans yn bryderus am y diffyg man agored ar y 
safle a thri eiddo â mynediad uniongyrchol i’r A525.  Y man chwarae agosaf oedd 
yr un ar draws y brif ffordd. 
 
Gofynnodd y Cynghorydd R Hughes a fyddai nifer o’r rhesymau dros wrthod a 
awgrymwyd gan yr aelod lleol, yn gynaliadwy mewn apêl. 
 
Roedd y Cynghorydd G Kensler yn bryderus am yr oblygiadau i’r priffyrdd a 
thynged yr adeilad rhestredig.  Dyletswydd y cyngor oedd atal hwn rhag 
gwaethygu a helpu’r pentref i gadw’r ased hwn. 
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Cydnabu’r Prif Swyddog Cynllunio bod teimlad cryf yn lleol yn erbyn y cynnig 
hwn ond rhybuddiodd fod yn rhaid cael rhesymau cynllunio cadarn i amddiffyn 
gwrthodiad mewn apêl.  Ni fyddai crafangu tir yn sefyll ac roedd yn amheus a 
fyddai ‘diffyg ystyriaeth i’r Ardal Gadwraeth” yn gwneud hefyd,  Nid oedd y 
Pensaer Cadwraeth wedi mynegi gwrthwynebiad i’r deunyddiau arfaethedig.  Nid 
oedd dwyster a nifer y tai yn agos i dafarn yn anghyffredin mewn pentref.   
Roedd elfennau anghyfforddus yn y cais ond roedd yn amheus a fyddai’r rhain yn 
ddigonol i gyfiawnhau gwrthod. 
Mewn ateb i gwestiynau gan yr Aelodau, dywedodd na fyddai’n cael ei ystyried 
yn orddatblygu o gofio lleoliad canol y pentref a phresenoldeb datblygiad teras 
gerllaw. 
Roedd caniatad 1993 ar gyfer yr ardd gwrw wedi’i weithredu. 
Mae man chwarae’r pentref yn ased sylweddol, mae mwyafrif y pentref yr ochr 
honno i’r brif ffordd ac roedd mannau croesi yno.  O gael caniatad, byddai gan y 
perchennog arian i drwsio’r adeilad rhestredig. 
 
Dywedodd y Swyddog Priffyrdd fod y cynnig gwreiddiol yn dangos mynediad 
uniongyrchol oddi ar yr A525 ond nid oedd hyn yn dderbyniol.  Dywedodd y 
byddai 5-6 char yn symud bob awr.  Gallai’r fynedfa bresennol dderbyn hyn gan 
fod y ffordd yn ddigon llydan yno ac mae llwybr troed yno.  Roedd y fynedfa yn 
35 m oddi wrth y goleuadau traffig ac er nad oedd gwelededd yn ddelfrydol, 
byddai rhywfaint yn well.  Y safonau parcio a ddisgwylir yw mwyafswm o 16 lle ar 
gyfer y maint hwn o dafarn ac er mai 11 a gynigir, mae arosfa bws gerllaw a gellir 
gwella’r mynediad i gerddwyr ar y safle. 
Gofynnodd y Rheolwr Rheoli Datblygu am eglurhad o’r rhesymau dros wrthod y 
cynnig. Awgrymodd fod y meysydd canlynol wedi’u henwi yn ystod y drafodaeth. 
Diogelwch Priffyrdd (yn arbennig o safbwynt y fynedfa); Parcio (gallai fod yn 
anodd amddiffyn mewn apêl); Effaith ar yr Adeilad Rhestredig er waethaf barn y 
Penseiri Cadwraeth (ond a oedd yr Aelodau’n dymuno cynnwys cyfeiriad at yr 
Ardal Gadwraeth?);  Effaith ar Hyfywdra’r dafarn; diffyg man agored ar y safle. 
 
 
Cynigiodd y Cynghorydd Gwyneth Kensler (ac eiliwyd gan Ian Gunning) ei bod 
yn GWRTHOD caniatad ac awgrymodd hynny am y rhesymau canlynol: 
Diogelwch priffyrdd wrth y fynedfa arfaethedig  
Diffyg mannau parcio yn y dafarn 
Effaith ar leoliad yr Adeilad Rhestredig a’r Ardal Gadwraeth 
Diffyg man agored o fewn y datblygiad 
 
 
O bleidleisio ar y cynnig, y canlyniad oedd: 
 
Caniatáu - 2 
Gwrthod  22 
Atal 1   
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PENDERFYNWYD felly GWRTHOD caniatad cynllunio. 
 
Cymerwyd y penderfyniad, oedd yn ERBYN Argymhelliad y Swyddogion, am y 
rhesymau a restrwyd uchod.  Byddai geiriad y Rhesymau dros Wrthod ar gyfer y 
dystysgrif penderfyniad, i’w ddrafftio gan y swyddogion cynllunio a dylid 
hysbysu’r Aelod Lleol a’r Cyngor Cymuned. 
 
 
Cais Rhif:  45/2010/0443/PF 
 
Lleoliad: Tir ym Maes Chwarae Antur y Rhyl, Clos 

Rhydwen, y Rhyl 
 
Disgrifiad: Newid defnydd tir i ffurfio estyniad i Barc 

Carafannau presennol gan gynnwys codi ffens 
ffiniol 5m o uchder 

 
 
Derbyniwyd y datganiadau ychwanegol canlynol: 
Mr D Wyn Williams , Parc Gwyliau’r Marine, Ffordd Cefndy y Rhyl 
................................................................................................................................. 
Siaradwyr Cyhoeddus:   
Cynghorydd Wyn Mullen-James (dros Gyngor Tref y Rhyl) Mewn egwyddor 
yn erbyn colli man agored sy’n gynefin i flora a fauna. Fodd bynnag, wedi 
ymweld â’r safle, roedd yn croesawu’r amodau ychwanegol a awgrymwyd ond 
roedd hefyd am sicrhau bod y cerflun ar y tir yn cael ei ddiogelu neu ei adleoli - 
gyda’r ymgeisydd yn talu cost hyn. 
 
O Blaid: Mr Wyn Williams (ymgeisydd) Eglurodd y buddsoddiad a wnaeth yn y 
parc carafannau a’r gwobrau a enillodd oddi wrth y Bwrdd Croeso.  Mae’r tir dan 
sylw yn tynnu oddi ar y parc carafannau gan ei fod yn hyll gyda ffens doredig yn 
ffin i faes chwarae uwchben.  Mae hyn fel petai’n annog fandaliaeth ac 
ymddygiad gwrthgymdeithasol.  Mae’r gwasanaeth tân, yr heddlu a phobl angen 
triniaeth ysbyty wedi ymweld â’r parc carafannau. 
 
Caniataodd y Cadeirydd amser i’r Aelodau ddarllen y wybodaeth ychwanegol a 
gynigiwyd gan gynnwys adroddiad ar ymweliad safle ar 25 Gorffennaf 2011 ac 
amodau diwygiedig a awgrymwyd. 
 
Canmolodd y Cynghorydd David Thomas waith Mr Wyn Williams a theimlai y 
gallai adrannau’r cyngor oedd wedi ymwneud â hyn fod wedi datrys y problemau 
ynghynt. 
Roedd yn hapus gyda’r amodau a awgrymwyd. 
 
Cyfeiriodd y Cynghorydd B Blakeley at archwiliad Cymru’n ei Blodau a fynychodd 
pan oedd y tir hwn yn edrych yn hyll.  Roedd felly o blaid y cais hwn. 
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Gofynnodd y Cynghorydd B Smith a oedd y cyngor yn rhoi’r tir am ddim neu a 
oedd unrhyw dâl ar gael amdano. 
 
Gofynnodd y Cynghorydd TR Hughes am gyfranogiad FWAG  
 
Roedd y Cynghorydd Pennington yn cwestiynu’r mesuriadau. 
 
Atebodd y Rheolwr Rheoli Datblygu (Paul Mead) gwestiynau’r Aelodau:  roedd 
FWAG yn darparu cyngor ar goed gan nad oedd gan y Cyngor bellach arbenigwr 
coed yn y gweithle. 
Byddai’r Cyngor yn gwerthu’r tir i’r Parc Carafannau neu efallai’n cyfnewid am 
ddarn o dir sy’n eiddo i Mr Williams i hyrwyddo lledaenu Rhyl Cut . 
 
Cynigiodd y Cynghorydd DAJ Thomas (eiliwyd gan B Blakeley) y dylid rhoi 
caniatad o gofio’r amodau diwygiedig a awgrymwyd. 
 
PLEIDLAIS: 
Caniatáu 23 
Gwrthod 0 
Atal 1 
 
PENDERFYNWYD:  felly rhoi caniatad o gofio’r amodau newydd canlynol:  
 

3 ni ddylid caniatáu i waith ddechrau hyd nes cyflwyno a chytuno’n 
ysgrifenedig gan yr Awdurdod Cynllunio Lleol fanylion pob un o’r canlynol: 

a. Union fanylion a lleoliad y ffens campau uchel 5 metr arfaethedig a’r 
ffens bren uchel 1.8 metr arfaethedig o gymharu â’r coed presennol 
a’r man chwarae llawn offer gan gynnwys y cynigion o gwmpas y 
cerfluniau o fewn yr ardal honno 

b. Y gwaith a fwriedir o safbwynt y coed a faint o’r isdyfiant fydd yn cael 
ei symud i wneud lle i’r ffens campau uchel 5 metr. 

c. Cynigion i greu ‘coridor’ wedi’i blannu i gynnwys plannu coed/ 
llwyni/prysgwydd (rhywogaeth a gofod), amser y plannu a 
threfniadau ar gyfer cynnal a chadw ac amnewid rhywogaethau dros 
gyfnod o 5 mlynedd o ddechrau’r datblygiadau. 

d. Amseru’r gwaith i sicrhau bod yr effaith ar y bywyd gwyllt cyn lleied 
ag sy’n bosibl. 

 
 

Rheswm:  Er budd amwynder gweledol ac i ddiogelu/ gwella budd 
bywyd gwyllt. 

 
4 Dim un o’r coed o fewn safle’r cais i’w torri/ tocio na’u symud heb ganiatâd 

ysgrifenedig blaenorol yr awdurdod cynllunio lleol. 
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5  
Rheswm:  Er budd amwynder gweledol ac i ddiogelu/ gwella budd 
bywyd gwyllt. 
 

Nodyn i’r ymgeisydd:   
Cynghorir chi i gysylltu â’r swyddogion perthnasol yn y Cyngor i sicrhau bod 
llinell y ffens campau wedi’i gosod yn unol â’r cynlluniau a gymeradwywyd. 

 
Cais Rhif:  27/2011/0489/PF 
 
Lleoliad: Ysgubor Tan y Fron Fferm Tan y Fron, Lôn Tan y 

Fron, Eglwyseg, Llangollen 
 
Disgrifiad: Trawsnewid ysgubor  bresennol yn un annedd 

gyda gwaith allanol cysylltiol, ffurfio mynediad i 
gerbydau a gosod tanc septig newydd 

 
 
Datganodd y Cynghorydd T Rhys Hughes fudd personol yn y cais hwn a 
gadawodd y Siambr yn ystod y drafodaeth. 
 

Cynigiodd y Cynghorydd L Morris y dylid rhoi caniatad yn 
unol ag argymhelliad y swyddog.  Eiliwyd hyn gan y 
Cynghorydd  
B Smith. 
 
O gymryd pleidlais, pasiwyd hyn  
Caniatáu - 22 pleidlais 
Gwrthod - 0  
Atal 0 
 

 
    
 
 
 
 
Cais Rhif:  44/2011/0414/PF 
 
Lleoliad: Parc Carafannau Teithiol Clwyd View, Ffordd 

Marsh, Rhuddlan y Rhyl 
 
Disgrifiad: Amnewid carafán sefydlog bresennol ag uned 

math caban ar gyfer y warden a chodi to canopi o 
ddur ar ongl dros y bloc toiledau/ cawodydd 
presennol 
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Datganodd y Cynghorydd Selwyn Thomas fudd personol yn y cais hwn a 
gadawodd y Siambr.  Aeth y Cynghorydd G C Evans i’r Gadair 
 
Cyflwynodd swyddogion yr eitem hon gan ddweud ei fod yn safle carafannau 
sefydledig o fewn Ffin Datblygu Rhuddlan.  Mae’r caban i’w osod ar y man lle’r 
oedd y garafán sefydlog. 
 
Gofynnodd y Cynghorydd J Bellis am bolisi sy’n nodi na ddylid newid defnydd o 
garafán sefydlog i annedd barhaol. 
 
Atebodd Ian Weaver mai ar gyfer rheolwr neu warden i fyw ynddo mae hwn felly 
mae’n rhan o ddefnydd busnes.  Mae hefyd o fewn ffin y datblygiad nid mewn 
cefn gwlad agored felly nid oes angen cyfiawnhau’r angen.  Teimlai bod y 
Cynghorydd Bellis yn cyfeirio at y Cynllun Datblygu Lleol sydd ar y gorwel yn 
hytrach na’r Cynllun Datblygu Unedol presennol.  Cyfeiriodd y Cynghorydd 
H Ll Jones at dudalen 34 yr adroddiad sy’n ateb y cwestiwn am faterion polisi. 
 
Cynigiodd y Cynghorydd T.R. Hughes (eiliwyd gan Colin Hughes) y dylid rhoi 
caniatad. 
 
O’i roi i bleidlais, y canlyniad oedd: 
 
Caniatáu - 23 
Gwrthod – 0 
Atal  0 
 
Penderfynwyd felly rhoi caniatad 
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Cais Rhif:  45/2010/1470/PF 
 
Lleoliad: 37 / 39 Ffordd Pendyffryn, y Rhyl 
 
 
Disgrifiad: Newidiadau, estyniad a dymchwel yn rhannol Plas 

Penyddeuglawdd gan ei drawsnewid yn 3 uned 
breswyl a chodi teras o 3 annedd un llawr o fewn 
yr ardd a newid y fynedfa bresennol i 
gerbydau/gerddwyr (cyfanswm maint y safle 0.165 
ha) 

 
Caniataodd y Cadeirydd amser i’r Aelodau ddarllen y wybodaeth ychwanegol a 
gafwyd gan y swyddogion. 
 
Cyflwyniadau Hwyr 
Swyddog Tai Fforddiadwy Sir Ddinbych 
Cynghori nad yw arian grant ar gyfer y 3 byngalo fforddiadwy yn rhaglen 
ddatblygu’r adran hyd at 2013/14. 
 
 
Cynigiodd y Cynghorydd DAJ Thomas (eiliwyd gan B Blakeley) yr argymhelliad i 
roi caniatad os bydd y datblygiad yn dechrau o fewn 2 flynedd a bod Bond yn 
cael ei sefydlu i ddiogelu adnewyddu’r adeilad rhestredig. 
 
Dywedodd y Cynghorydd DAJ Thomas fod y datblygiad arfaethedig hwn wedi 
bod ar y gweill am nifer o flynyddoedd.  Byddai “galluogi datblygu” a 3 annedd yn 
helpu’r datblygwr i adnewyddu’r Adeilad Rhestredig pwysig sy’n dirywio.  Roedd 
ceisiadau am ail-ddatblygu wedi’u gwrthod yn y gorffennol oherwydd diffyg 
manylion. 
 
Gofynnodd y Cynghorydd Selwyn Thomas a oedd yn bosibl newid amod pum 
mlynedd yn unol ag awgrym y Cynghorydd David Thomas.  Cadarnhawyd hyn 
gan Jane Kennedy. 
 
Gofynnodd y Cynghorydd Colin Hughes pam nad oedd cais Cydsynio i Adeilad 
Rhestredig ac a ellid delio â gwrthwynebiad y trigolion yn ymwneud â   
phresenoldeb yr ystlumod. 
 
Dywedodd Paul Mead y byddai cais adeilad rhestredig yn cael ei gyflwyno os 
bydd y cais cynllunio hwn yn cael ei gymeradwyo.  Gellid cynnwys amod yn 
gofyn am arolwg ystlumod. 
 
Bydd y cais hwn yn bwnc goblygiad cyfreithiol a byddai bond i’w gael i sicrhau y 
byddai gwaith yn cael ei wneud ar yr adeilad rhestredig.  Y 3 annedd wrth gefn yr 
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eiddo fyddai’r rhai i’w hadeiladu’n gyntaf, ondut os byddai’r datblygwr yn methu, 
yna gellid defnyddio’r Bond. 
 
 
PLEIDLAIS: 
 
Caniatáu : 22 
Gwrthod 0 
Atal: 1 
 
 
PENDERFYNWYD FELLY rhoi caniatad 
    
Mae’r penderfyniad yn ddibynnol ar gwblhau cytundeb Adran 106 i sicrhau: 

a) Darparu 3 tŷ fforddiadwy a chadw’r rhain ar gyfer pwrpas 
fforddiadwy 

b) Darparu bond i sicrhau bod digon o arian ar gael i gwblhau’r 
adnewyddu a gwaith trawsnewid yr adeiladau rhestredig. 

 
Newid amod 1 i ddarllen:. 
Bydd y datblygiad a ganiateir fel hyn yn dechrau cyn diwedd dwy flynedd o 
ddyddiad y caniatad hwn. 
 
Y rhesymau dros y diwygiadau i’r argymhellion a awgrymwyd yw sicrhau dechrau 
a chwblhau gwaith ar yr adeiladau rhestredig yn gynnar. 
 
Ychwanegu amod newydd 

17 Bydd y datblygu’n cydymffurfio’n union gyda’r argymhelliad yn yr 
adroddiad Asesu Badger dyddiedig 21 Hydref 2010 a’r Adroddiad Arolwg 
Rhywogaethau Wedi’u Diogelu a dderbyniwyd ar 30 Tachwedd 2011. 

Rheswm:  Sicrhau diogelu bywyd gwyllt yn gywir wrth ddatblygu. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



P/em/gwen/commitem 15

Cais Rhif:  45/2011/0530/PF 
 
Lleoliad: 83 Y Stryd Fawr, y Rhyl 
 
Disgrifiad: Newid defnydd o Ddosbarth A1 (Mân werthu) i 

Ddosbarth A2 (Gwasanaethau Ariannol a 
Phroffesiynol)(cais adolygol) 

 
 
Mynegodd y Cynghorydd Ian Armstrong bryder fod y Siop Arian hon wedi agor 
yn barod ar stryd siopa bwysig. 
 
Roedd y Cynghorydd Colin Hughes hefyd yn bryderus am y man mân werthu 
pwysig oedd yn cael ei ddefnyddio ar gyfer y math hwn o fusnes oedd, yn ei farn 
ef, yn ymelwa ar bobl fregus ac yn codi cyfraddau llog uchel arnyn nhw. 
 
Roedd y Cynghorydd Joan Butterfield yn amau a ellid gwneud unrhyw beth ond 
na ddylid caniatáu i fusnes o’r fath gymryd oddi ar yr ardal.  Nid oedd y siop 
elusen oedd yn yr adeiladau hyn wedi cau ers amser hir, felly dylid bod wedi 
defnyddio amser i’w osod fel lle mân werthu.  Mae Siop Arian yn rhoi cred i ardal 
o amddifadedd. 
 
Teimlai’r Cynghorydd M Eckersley y byddai’r Siop Arian o leiaf yn talu cyfraddau 
busnes yn wahanol i fasnachwyr yn y rhodfan gerllaw sy’n cynnig prynu eitemau 
aur. 
 
Gofynnodd y Cynghorydd DAJ Thomas a oedd y Siop Arian yn dod o fewn y 
Rheoliadau Ariannol.  Awgrymodd hefyd y dylid datblygu Canllawiau Cynllunio 
Atodol i reoli’r mannau masnachu’r math hwn o fusnes a theimlai bod darparu 
gwasanaeth yn annog y cleientiaid. 
 
Gofynnodd y Cynghorydd I Gunning a oedd hi’n ymarferol gwrthod, gyda rheswm 
i gynnal defnydd mân werthu yn yr ardal. 
 
Deallai Paul Mead y problemau cymdeithasol a moesegol a’r persbectif y mae’r 
Aelodau’n teimlo bod y math hwn o fusnes yn ei roi i’r Rhyl ond mae’r adeilad 
arbennig hwn wedi’i leoli ychydig y tu allan i’r ardal siopau mân werthu A1.  Mae 
yn yr un dosbarth â Banc neu gyfrifwyr felly, ni fyddai’n bosibl gwrthod ar sail 
hynny. Bydd yn rhaid cael caniatad ar wahân ar gyfer yr arwydd hysbysebu 
melyn llachar sydd yno’n barod.  Cadarnhaodd hefyd fod cyfyngiadau masnachu 
ar gael ar y stryd ond nid yn y rhodfan hwnnw. 
Byddai’n ystyried datblygu SPG newydd fel yr awgrymwyd gan y Cynghorydd 
DAJ Thomas ar y cyd gyda’r Adran Bolisi. 
 
Teimlai’r Cadeirydd nad oedd llawer y gellid ei wneud ac felly penderfynwyd ei roi 
i bleidlais 
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Cynigiodd y Cynghorydd P Dobb (eiliwyd gan J Thompson Hill) roi caniatad 
 
Caniatáu :14 
Gwrthod 6 
Atal 3 
 
PENDERFYNWYD felly rhoi caniatad cynllunio 
 
 
Cais Rhif:  45/2011/0657/PF 
 
Lleoliad: Tir yn Ne Ddwyrain y Rhyl rhwng Bro Deg a 

Ffordd Dyserth y Rhyl 
 
Disgrifiad: Cais i sefydlu cyfreithlondeb defnyddio pwynt 

mynediad cerbydau oddi ar Rodfa Maen Gwyn i 
wasanaethu’r safle datblygu aml-ddefnydd yn Ne 
Ddwyrain y Rhyl (Parc Aberkinsey) fel y 
dangoswyd yn wreiddiol yn y caniatad cynllunio 
amlinellol 45/2004/1376//PO 

 
Dosbarthwyd cynllun ychwanegol yn dangos y ffyrdd a’r ardal dan sylw. 
 
Pwysleisiodd y Rheolwr Rheoli Datblygu (Paul Mead) i’r Aelodau nad cais 
cynllunio yw hwn felly ni ddylid trafod rhinweddau mynediad i gerbydau na’r 
mater o dai. 
 
Amlinellodd Mr Mead hanes y safle- rhoddwyd caniatad cynllunio amlinellol i 17 
hectar o dri ar gyfer tai yn 2006 a lluniwyd cytundeb cyfreithiol oedd yn cynnwys 
trefniadau’r priffyrdd.  Roedd y datblygiad i symud ymlaen mewn Camau.. Cam 1 
- ar gyfer 40 o dai wedi’i ddechrau a gwnaed cais am ganiatâd ar gyfer camau 2 
a 3  yn 2010 oedd yn cynnwys mynediad i gerbydau drwy Rodfa Maen Gwyn (fel 
y gwelir ar y cynllun ychwanegol a ddosbarthwyd).  Gwrthodwyd y cais hwn ac 
mae’n awr yn bwnc apêl sydd heb ei orffen. 
Roedd y cais am dystysgrif defnydd cyfreithiol yn esgor ar ofyn am farn 
Bargyfreithiwr. Mae’r Bargyfreithiwr wedi cadarnhau bod Asesiad Traffig oedd 
wedi’i gynnwys gyda’r cais yn 2006 yn dangos mynediad drwy Rodfa Maen 
Gwyn .Felly, nid oedd gan y pwyllgor hawl i wrthod caniatad yn 2010 ar sail 
hynny.  Felly, nid oes unrhyw ddewis ond derbyn cyfreithlondeb y defnydd o’r 
pwynt mynediad i gerbydau drwy Rodfa Maen Gwyn. Roedd hwn yn 
argymhelliad cryf gan y swyddogion a bargyfreithiwr y Cyngor. 
 
Cyfeiriodd y Cynghorydd Ian Gunning at ymweliad safle roedd ef a’r Cynghorydd 
Armstrong wedi’ wneud a’r broblem gyda’r traffig yn yr ardal. Soniodd am 
adolygiad traffig yn 2004 a theimlai y dylid cynnal adolygiad mwy diweddar.  
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O’i roi i bleidlais, 

Ardystio 19 
Gwrthod Ardystio  0 
Atal 2 
 
 
 

Penderfynwyd felly  Ardystio’r Defnydd Cyfreithiol o’r mynediad i 
gerbydau oddi ar Rodfa Maen Gwyn i wasanaethu’r 
safle datblygu aml-ddefnydd mawr yn Ne Ddwyrain y 
Rhyl (Parc Aberkinsey) fel y dangoswyd yn wreiddiol 
yn y caniatad cynllunio amlinellol 45/2004/1376//PO 

 
 
Cais Rhif:  45/2011/0657/PF 
 
Lleoliad: 36 Ffordd Bryn Cwnin y Rhyl 
 
Disgrifiad: Codi garej ar wahân yn y cefn 
 
 
Datganodd y Cynghorydd Peter Owen fudd personol yn y cais hwn a gadawodd 
y Siambr yn ystod y drafodaeth hon. 
 
Cynigiodd y Cynghorydd Brian Blakeley (eiliwyd gan Ian Armstrong) y dylid rhoi 

caniatad: 
 
O’i roi i bleidlais, 
 
Caniatáu 19 
Gwrthod 0 
Atal 0 
 
PENDERFYNWYD felly rhoi caniatad cynllunio 
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Cais Rhif:  46/2011/0563/PC 
 
Lleoliad: Gwesty Bod Erw Y Roe Llanelwy 
 
 
Disgrifiad: Newid defnydd rhan o’r maes parcio er mwyn 

storio carafán am gyfnod dros dro o 24 mis (cais 
adolygol) 

 
Cynigiodd y Cynghorydd Gwilym Evans (eiliwyd gan Julian Thompson Hill) y 
dylid gwrthod caniatad  
 
Pleidlais:   
Caniatau : 0 
Gwrthod 15 
Atal: 0 
 
PENDERFYNWYD felly GWRTHOD caniatad 
 
 
 
EITEM GORFODI    
Cyf ENF/2011/00015 
 
Lleoliad: Gwesty Bod Erw Y Roe Llanelwy 
 
 
Disgrifiad: Newid defnydd heb awdurdod i ran o faes parcio i 

storio carafán 
 
Cynigiodd y Cynghorydd Julian Thompson Hill (eiliwyd gan Brian Blakeley) y 
dylid awdurdodi Gorfodaeth 
 
 
Pleidlais  
I Awdurdodi Gorfodaeth  18 
Gwrthod awdurdodi 0 
Atal 0 
 
 
PENDERFYNWYD caniatáu awdurdodi i’r canlynol: 
 

(i) Cyhoeddi Rhybudd Gorfodaeth i sicrhau atal storio carafannau 
sefydlog heb awdurdod. (Cyfnod cydymffurfio - 2 fis). 
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(ii) Dechrau achos o erlyn neu’r camau priodol o fewn y Deddfau 
Cynllunio yn erbyn y person, neu’r personau y rhoddir y Rhybudd 
Gorfodaeth iddo/iddyn nhw neu rybudd arall tebyg neu os bydd 
camau cyfreithiol wedi’u cymryd yn ei erbyn/ eu herbyn os bydd yn 
methu â chydymffurfio â gofynion y Rhybudd Gorfodaeth. 

 
 
5 TRAPHONT DDŴR PONTCYSYLLTE A SAFLE 

TREFTADAETH CAMLAS Y BYD: 
a) Nodyn Canllawiau Cynllunio Atodol ar y Cyd; a 
b) Phrotocol ar gyfer cyd-ystyried ceisiadau cynllunio yn y Safle 
Treftadaeth y Byd a Pharth Byffer. 
 
Cyflwynwyd adroddiad gan Bennaeth Gwasanaethau Cynllunio, Adfywio a 
Rheoleiddio, yn cyflwyno’r Nodyn Canllawiau Cynllunio Atodol ar y Cyd drafft ar 
gyfer Traphont Pontcysyllte a Safle Treftadaeth Camlas y Byd.  Mae’r adroddiad 
hefyd yn cynnwys awgrym o brotocol ar gyfer ystyried ceisiadau cynllunio yn y 
Safle Treftadaeth y Byd a Pharth Byffer. 
 
Cyflwynodd Angela Loftus, Rheolwr Polisi yr eitem hon gan egluro fod hwn yn 
gam pwysig i ddelio â cheisiadau yn y Safle Treftadaeth y Byd a’r parth byffer 
wrth sefydlu grŵp bychan o swyddogion o Gynghorau Sir Ddinbych, Wrecsam a 
Sir Amwythig. 
 
Bydd llawer o gyhoeddusrwydd yn dechrau ym mis Medi 2011 gyda datganiadau 
i’r wasg, llythyron, arddangosfeydd a sesiynau galw heibio ac ymweliadau â 
Chynghorau Cymuned a gynhelir ar y cyd rhwng y tri awdurdod. 
Roedd gan yr Aelodau nifer o ymholiadau a chytunwyd y byddai aelodau lleol 
Llangollen yn rhan bwysig ond y byddai’r pwyllgor cynllunio hefyd yn cael ei 
hysbysu o ddatblygiadau cyn gwneud unrhyw benderfyniad yn y Cyngor Llawn. 
Awgrymwyd y byddai Aelodau’n elwa o ymweliad â’r safle. 
 
O’i roi i bleidlais, cariwyd yr argymhelliad 
Cymeradwyo’r argymhelliad  -20 
Yn erbyn   0 
Atal 2 
 
Penderfynwyd felly  
Cymeradwyo’r Nodyn Canllawiau Cynllunio Atodol ar y Cyd drafft i ymgynghoriad 
am gyfnod o 12 wythnos yn dechrau ym mis Medi 2011. 
 
I roi awdurdod dirprwyo i’r Aelod Arweiniol dros Ddatblygu Cynaliadwy a’r 
Amgylchedd mewn ymgynghoriad gyda Phennaeth Gwasanaethau Cynllunio, 
Adfywio a Rheoleiddio i gytuno ar unrhyw newidiadau nad sy’n rhai materol i’r 
Nodyn Canllawiau Cynllunio Atodol ar y Cyd drafft a all fod yn angenrheidiol cyn 
yr ymgynghoriad yn dilyn sylwadau Grŵp Llywio WHS. 
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Cymeradwyo’r protocol ar gyfer ystyried ceisiadau cynllunio ar y cyd yn y Safle 
Treftadaeth y Byd a’r Parth Byffer i’w weithredu ar unwaith. 
 
Trefnu ymweliad safle i aelodau’r Pwyllgor Cynllunio 
 
 

6 EITEM O WYBODAETH 
 

Y BROSES YMGEISIO YN YMWNEUD Â’R COMISIWN 
CYNLLUNIO SEILWAITH  
 
Cyflwynwyd adroddiad i’r Aelodau gan Bennaeth y Gwasanaethau Cynllunio, 
Adfywio a Rheoleiddio, yn darparu amlinelliad ffeithiol o’r broses yn ymwneud â 
delio â cheisiadau cynllunio mawr gan y Comisiwn Cynllunio Seilwaith (IPC) a rôl 
Cyngor Sir Dinbych yn y broses. Mae hefyd yn cynnwys crynodeb o gynlluniau y 
mae’r Cyngor Sir wedi’u rhestru arnyn nhw fel ymgynghorai statudol gan yr IPC 
fel bod Aelodau’n ymwybodol o’r nifer o gynigion y mae’r Cyngor yn ymwneud â 
nhw. 
 
Penderfynwyd derbyn yr adroddiad er gwybodaeth 
 
GWAHARDD Y WASG A’R CYHOEDD 
PENDERFYNWYD o dan Adran 100A Deddf Llywodraeth Leol 1972, gwahardd y 
Wasg a’r Cyhoedd o’r cyfarfod ar gyfer yr eitem fusnes ganlynol oherwydd y 
byddai’n debygol y byddai gwybodaeth anghyffredin yn cael ei datgelu fel y’i 
diffiniwyd ym Mharagraff 14 Rhan 4 Trefnlen 12A y Ddeddf. 
 
 
7 Cais Rhif:  44/2011/0508/OB 
 
Lleoliad: Meithrinfeydd Abaty Ffordd yr Abaty Rhuddlan y 

Rhyl 
 
Disgrifiad: Addasu Goblygiad Adran 106 yn ymwneud â 

darparu tai fforddiadwy yn ymwneud â thâl o 
gyfanswm gohiriedig o £115,400 

 
Cynigiodd Ann Davies Ganiatáu’r Addasiad (eiliwyd gan Peter Owen) 
Cynigiodd Selwyn Thomas WRTHOD (eiliwyd gan Colin Hughes) 
 
O’i roi i bleidlais 
 
Cytuno i addasiad   6 
Gwrthod addasiad   14 
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Atal   2  
 
PENDERFYNWYD felly fod y cais am Addasiad o Oblygiad Adran 106 yn 
ymwneud â darparu tai fforddiadwy yn ymwneud â thâl o gyfanswm gohiriedig o 
£115,400 yn cael ei WRTHOD 
 
 
Cymerwyd y penderfyniad oedd yn GYFERBYNIOL i Argymhelliad y 
Swyddogion, am y rheswm canlynol: 
 
Mae’r Awdurdod Cynllunio Lleol yn ystyried bod y goblygiad gwreiddiol yn parhau 
i fod â phwrpas cynllunio defnyddiol na fyddai’n cael ei gyflawni gan yr amrywiad 
y gofynnwyd amdano gan fod y lefel o ddarpariaeth a gynigiwyd ar gyfer tai 
fforddiadwy’n annigonol. 
 
 
 
JANE KENNEDY 
Dywedodd y Cadeirydd, wrth gloi’r cyfarfod, y byddai’r Pennaeth Rheolaeth 
Gorfforaethol dros dro Jane Kennedy, yn ymddeol ym mis Hydref ac mai hwn 
fyddai ei Phwyllgor Cynllunio olaf.  Talodd deyrnged i’w phroffesiynoldeb a 
diolchodd iddi am ei chyngor dros y blynyddoedd.  Ymunodd yr Aelodau a’r 
swyddogion gyda’r Cadeirydd i ddiolch i Ms Kennedy ac i ddymuno’n dda iddi. 
 
Daeth y cyfarfod i ben am 12:45 pm 
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           CEISIADAU AM GANIATAD DATBLYGU 
Adroddiadau ac argymhellion gan Swyddogion i’w hystyried a’u datrys gan Awdurdod Cynllunio’r Sir. 
 
Bydd pob cais am y cynigion a nodir yn yr adroddiad hwn ar gael i’w archwilio gan Aelodau o’r 
Pwyllgor cyn ac yn ystod y cyfarfod lle ystyrir y ceisiadau. 
 
Gellir gweld y Papurau Cefndir i bob cais, gan gynnwys ffurflenni, cynlluniau, gohebiaeth, Cynllun 
Datblygiad a dogfennau arweiniad yn ystod yr oriau swyddfa arferol. 
 
Nid yw’r atodiad y cyfeiriwyd ato yn yr adroddiad ar gael yn Gymraeg ac mae hynny yn unol â 

Chynllun Iaith Gymraeg y Cyngor 
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  PJM
ITEM NO: 
 

1 

WARD NO: 
 

Llanbedr Dyffryn Clwyd / Llangynhafal 

APPLICATION NO: 
 

16/2011/0691/ PF 

PROPOSAL: 
 
 

Conversion and extension of the former garages into 1 no. dwelling with a 
designated bat roost in the roof void 

LOCATION:  Llanbedr Hall   Llanbedr Dyffryn Clwyd  Ruthin 
 

APPLICANT: Mr Rod  Cox  
 

CONSTRAINTS: AONB 
 

PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES 
LLANBEDR DC COMMUNITY COUNCIL   
“No observations/objections” 
 
COUNTRYSIDE COUNCIL FOR WALES   
CCW does not object to the proposal. 
 
DWR CYMRU/WELSH WATER   
No objection subject to standard condition on foul and surface water drainage. 

 
DCC CONSULTEE RESPONSES   
BIODIVERSITY OFFICER   
Support the application. 
 
HEAD OF TRANSPORT AND INFRASTRUCTURE  
No objection. 
 
JAC/AONB COMMITTEE   
“ Provided the LPA is satisfied that the building is structurally sound and capable of conversion 
the JAC has no observations to make on the principle of conversion to residential use. The JAC 
supports all measures necessary to provide appropriate mitigation for the presence of protected 
species on the site.” 
 
RESPONSE TO PUBLICITY 

Representation received from: 
Susan Smith, The Coach House, Llanbedr Hall Estate, Llanbedr DC* 
Theresa Burling, 4 Bryn Coed, Llanbedr Hall, Llanbedr DC 
Mr Daniel Marsh, Bryn Heulog, Llanbedr Hall, Llanbedr DC 
RG Houghton, 4 Y Llys, Llanbedr Hall, Llanbedr DC* 
Kerry James Planning on behalf of Mr B McQueen, Cedar Gardens, Llanbedr Hall, 
Llanbedr DC* 
Mr Dilwyn Jones, 3 Bryn Adar, Llanbedr Hall, Llanbedr DC* 
D Bollington, 2 Y Llys, Llanbedr Hall, Llanbedr DC* 
 
*Denotes observations made on original site plan and revised site plan information 



 2

 
Summary of representations: 
Concerns over inadequate parking on site. 
Concerns over the structural integrity of the garages 
Concerns over the lack of marketing of garages for commercial use 
 
REASON FOR DELAY IN DECISION : 
• Additional information required by applicant 

 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of Proposal 
1.1.1 The proposal is for the conversion of a white rendered and slate roofed 

former garage building located within the Llanbedr Hall complex. The 
application proposes the conversion to a 3 bed single dwelling and the 
creation of a bat roost in the roof space. The conversion would require the 
re-roofing of part of the double pitched roof profile with the creation of a 
decked area, balcony and private amenity space. 

 
1.1.2 The application is accompanied by a detailed structural report and design 

and access (DAS) statement which comments on the adequacy and 
suitability of the former garages for conversion. An ecological survey and 
report has also been submitted in support of the application. 

 
1.2 Description of site and surroundings 

1.2.1 The former garages are located to the east of the main Llanbedr Hall 
amongst a rather complicated layout of dwellings within the estate. 

 
1.2.1 Access to the site is achieved via the north entrance to the Hall site which 

leads to an existing tarmacadam driveway serving existing dwellings. 
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site is located in the open countryside outside any defined settlement 

boundary. The site is within the designated Area of Outstanding Natural 
Beauty (AONB). 

 
1.4 Relevant Planning History 

1.4.1 There is no planning history directly relevant to the garage block site. There 
have been a number of proposed schemes put forward for the 
redevelopment of the main Llanbedr Hall site. There are two existing 
proposals for such a redevelopment but neither are considered to be of 
direct relevance to this stand alone proposal. 

 
1.5 Developments/changes since the original submission 

1.5.1 The applicant has sought to clarify the site plan in the context of the 
proposal. A query was made by a neighbouring land owner in terms of the 
accuracy of the plan. The applicant has clarified this boundary issue and 
has served the correct notice on the person with an interest in the land. This 
is a civil matter between the two parties. 

 
1.6 Other relevant background information 

1.6.1 The application has been formulated having regard to other potential 
developments on the main site, however, it must be assessed on it merits 
against the relevant conversion Policy in the UDP. The bat mitigation has 
been promoted having regard to input from the Biodiversity Officer and 
CCW. 
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2. DETAILS OF PLANNING HISTORY 

2.1 None. 
 

3. RELEVANT PLANNING POLICIES AND GUIDANCE 
The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 3 – Development Outside Development Boundaries 
Policy GEN 6 – Development Control Requirements 
Policy HSG 9 – Residential Conversion of rural buildings to dwellings 
Policy ENV 6 – Species Protection 
Policy TRA 9 – Parking and Servicing Provision 
 

3.2 Supplementary Planning Guidance 
SPG No. 16 – Conversion of Rural Buildings 
 

3.3 Government Guidance 
Planning Policy Wales Edition 4 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1 Principle 
4.1.2 Residential Amenity 
4.1.3 Highway Safety 
4.1.4 Ecological Impact 
 

4.2 In relation to the main planning considerations: 
4.2.1 Principle 

Policy GEN 3 relates to development outside the development boundaries 
and states that residential development will not be permitted apart from 
some exceptions, the most relevant being the conversion and re-use of 
vacant rural buildings. Policy HSG 9 of the UDP relates specifically to the 
residential conversion of rural buildings to dwellings. This policy allows for 
the conversion where the building is structurally sound and capable of 
conversion without major or complete reconstruction.  
 
In terms of Policy HSG 9 there are a number of other criteria against which 
a conversion scheme should be assessed. The Policy mentions the need to 
have regard to any possible business uses for the building before 
considering a residential conversion. The LPA has not been too strict in its 
use of this part of the Policy as, in many instances, a business use in a 
particular location can be more harmful to both the building and the 
surrounding area than a modest residential conversion. 
 
The submitted DAS and other supporting documents show that the building 
is capable of conversion without major or substantial reconstruction. This 
has been confirmed by the Council’s Building Control Officers. The scheme 
of conversion meets the general tests of the Policy and the guidance in the 
SPG. The building will retain its character and there should be no 
detrimental impact upon neighbouring properties or highway safety. An 
adequate amenity area will be provided also. 
 

4.2.2 Impact on Residential Amenity 
 

Policy GEN 6 sets specific tests to be applied to the amenity impacts of 
such proposals. The general layout of residential units within the Llanbedr 
Hall complex is such that the existing levels of residential amenity are 
governed by shared spaces for parking and buildings in close proximity to 
each other. The garage block conversion attempts to minimise impact on 
existing residential uses by avoiding main windows/roof windows adjacent 
to private amenity spaces. Modest extensions are proposed to the garage 
block to create a porch and small decked area on the west side. 
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4.2.3 Highway Impact 
Policy GEN 6 criteria (vii) permits development where it does not have an 
unacceptable impact on the local highway network. Policy TRA 9 also sets 
out criteria for the parking provision within new developments. The proposal 
indicates how vehicles will be able to access the site via the private road to 
the North-East. Parking for 2 no. cars and vehicular turning areas will be 
located to the south-east of the garage block. The Council’s Highway 
Engineer has assessed the proposal and raises no concerns. Whilst it is 
accepted that there may be existing difficulties in terms of parking and 
turning in the site generally, many issues raised by neighbours relate to civil 
matters of land ownership and rights of way. 
 
The treatment of the boundaries to the private amenity space created in this 
proposal may overcome some of the concerns raised as to parking and 
turning. This is an issue which can be dealt with by way of a planning 
condition. 
 

4.2.4 Ecological Impact 
Policy ENV 6 seeks to ensure that wildlife and biodiversity are not 
negatively affected as a result of development. 
 
A detailed Ecological report has been submitted and assessed as part of 
this proposal. The report sets out the detailed bat mitigation measures to be 
employed which, it has been agreed, will preserve the species and provide 
adequate arrangements for any future developments on the site. Both CCW 
and the Council’s Biodiversity Officer support the proposals. 
 

5. SUMMARY AND CONCLUSIONS: 
5.1 The proposal is considered acceptable under the criteria of the relevant policies and 

is therefore recommended for grant. Any issues of land ownership and other civil 
rights of way or parking arrangements are not considered relevant to this 
assessment. 

 
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 to be used on the roof of the building shall be blue/grey natural mineral 

slate of uniform colour and texture. 
3. PRE-COMMENCEMENT CONDITION 

No development shall take place until there has been submitted to, and approved in 
writing by, the Local Planning Authority, a detailed scheme of hard and soft landscaping 
for the site, and such scheme shall include details of: 
(a) all existing trees, hedgerows and other vegetation on the land, details of any to 
be retained, and measures for their protection in the course of development. 
(b) proposed new trees, hedgerows, shrubs or vegetation, including confirmation of 
species, numbers, and location and the proposed timing of the planting; 
(c) proposed materials to be used on the driveway(s), paths and other hard 
surfaced areas; 
(d)     proposed earthworks, grading and mounding of land and changes in levels, final 
contours and the relationship  of proposed mounding to existing vegetation and 
surrounding landform; 
(e)     Proposed positions, design, materials and type of boundary treatment. 

4. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding 
seasons following the completion of the development and any trees or plants which, 
within a period of five years of the development, die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of similar 
size and species. 

5. The development shall be carried out in accordance with the Bat Management Proposal 
by MM Environmental Aug 2010 submitted to the LPA on 8th June 2011. 

6. Notwithstanding the provisions of Classes A, B, C, D and E of Part 1 of Schedule 2 of 
the Town and Country Planning (General Permitted Development) Order 1995 (or any 
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order revoking or re-enacting that Order with or without modification) no development by 
the said Classes shall be carried out without the further granting of planning permission 
of the Local Planning Authority. 

7. Foul and surface water discharges shall be drained separately from the site. 
 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 1990. 
2. In the interests of visual amenity. 
3. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 

conjunction with the development. 
4. To ensure a satisfactory standard of development, in the interests of visual amenity. 
5. In the interests of the protection of the relevant species. 
6. In the interests of residential and/or visual amenity. 
7. To protect the integrity of the public sewerage system. 
 
 
NOTES TO APPLICANT: 
 
If a connection is required to the public sewerage system, the developer is advised to contact 
Dwr Cymru/Welsh Water's Developer Services on Tel: 0800 9172652. 
 
Development may only proceed following the issuing of the appropriate licence from the Welsh 
Government under Regulation 53(2) (e) of the 2010 Regulations. 
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  PJM 
ITEM NO: 
 

2 

WARD NO: 
 

Llanfair Dyffryn Clwyd / Gwyddelwern 

APPLICATION NO: 
 

20/2011/0981/ PF 

PROPOSAL: 
 
 

Conversion of existing redundant farm outbuilding to form a new dwelling, 
alterations to existing vehicular access, installation of a new septic tank and 
associated works 

LOCATION: Barn- Ysgubor Ucha at Glascoed   Pentre Celyn  Ruthin 
 

APPLICANT: Mr & Mrs Elfed & Mair  Evans  
 

CONSTRAINTS: PROW 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 
 LLANFAIR DC COMMUNITY COUNCIL  

“Having viewed the plans my Members support the application. Councillor Bobby 
Feeley did not participate or vote on this matter.” 

 
 COUNTRYSIDE COUNCIL FOR WALES  
 CCW does not object to the proposal. 
 
 CLWYD POWYS ARCHAEOLOGICAL TRUST (CPAT)   

Request the applicant carry out a photographic survey of the building before any 
development commences. 

 
 ENVIRONMENT AGENCY  
 To be reported. 
 
DCC CONSULTEE RESPONSES: 
 BIODIVERSITY OFFICER   

No objection, concur with the conclusions of the protected species report. 
Precautionary measures should be followed to ensure bats/birds are taken into account 
during any conversion. 

 
 BUILDING CONTROL OFFICER   
 Building is capable of conversion. 
 
 HEAD OF TRANSPORT AND INFRASTRUCTURE   
 No objections subject to conditions to control details of the access and parking areas. 
 
 
RESPONSE TO PUBLICITY: 
 None 
 
REASON FOR DELAY IN DECISION (where applicable): 

None. 
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PLANNING ASSESSMENT 
1. THE PROPOSAL: 

1.1 Summary of Proposals 
1.1.1 The proposal is for the conversion of a stone outbuilding at Ysgubor Ucha, 

Glascoed, Pentrecelyn. The application is a re-submission of a previously 
refused scheme of conversion which was subsequently dismissed on 
appeal. The proposal seeks permission to convert the former barn into a 
modest 2 bedroom dwelling over two floors. 

 
1.1.2 The proposal incorporates alterations to an existing vehicular access point 

of the minor rural road to create increased visibility. This would lead into a 
parking and turning area to the front of the unit with the main garden area 
to the side and rear. 

 
1.1.3 The application is accompanied by a detailed structural report and design 

and access statement (DAS), which comments on the adequacy and 
suitability of the barn for the scheme of conversion. The application also 
contains a Protected Species Survey report and a Septic Tank percolation 
test result document. The DAS makes reference to alterations made to the 
building in the intervening period between the previous appeal decision 
and the submission of this application. 

 
1.2 Description of site and surroundings 

1.2.1 The outbuilding lies to the west of a minor rural road and is a former barn. 
The building sits in an elevated position within rolling countryside and is 
bounded by post and rail fencing to its north-west and north-east 
boundaries. 

 
1.2.2 The main stone barn has a pitched corrugated tin roof with an attached 

lean-to breeze block pen structure on its south side. The land around the 
building tends to slope away from east to west. 

 
1.2.3 The structure itself has undergone some “maintenance” work since 2008 

involving:- 
 

• Re-screwing of 3 roof sheets, patching and painting of roof 
• Replacing lintels over 2 openings with associated work 
• Erection of ship lap cladding to the front elevation. 

 
1.3 Relevant planning constraints/considerations 

1.3.1 The site is located in the open countryside, outside of any development 
boundary.  

 
1.4 Relevant planning history 

1.4.1 There have been three separate applications to convert the barn into a 
dwelling. The first application was refused in 1972. More recently, however, 
an application to convert the barn was refused in November 2007 for two 
reasons. Firstly, the structural report stated that major renovation and 
reconstruction work was required in order to achieve the conversion. 
Secondly, the scheme of conversion itself failed to preserve the inherent 
character of the building. This meant the scheme was contrary to the 
relevant UDP policy HSG 9. 

 
1.4.2 In April 2008 a further application to convert the barn was refused by the 

Council for the same fundamental reasons as in 2007. The applicant 
appealed this decision but the Inspector dismissed this appeal. 
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1.5 Developments/changes since the original submission 
1.5.1 An addendum report to the DAS was submitted which made reference to 

the more recent planning application and appeal at the site. 
 

1.6 Other relevant background information 
1.6.1 The application is being considered by Planning Committee at the request 

of the Local Member, Councillor Hugh Evans. Councillor Evans made the 
request in order that the changes in circumstances since the appeal can be 
fully assessed in light of the Planning Policies. 

 
2. DETAILS OF PLANNING HISTORY 

2.1 20/2007/1096/PF – Conversion of former farm building to dwelling, installation of 
new septic tank and alterations to existing vehicular access: REFUSED under 
DELEGATED POWERS, 14th Nov 2007 for the following reasons:- 

 
1. The structural report submitted with the application states that major 

renovation and reconstruction works will be required in order to achieve the 
proposed conversion.  As such, it is not considered that the building is 
structurally sound and capable of conversion without major or complete 
reconstruction and accordingly the proposal is contrary to Policies GEN 3 
and HSG 9 of the Denbighshire Unitary Development Plan, the Council's 
adopted Supplementary Planning Guidance 16 'Conversion of Rural 
Buildings' and advice as contained in Planning Policy Wales 2002 and 
Technical Advice Note 6 2000. 
 

2. The scale of the proposed changes to the building shown on the submitted 
plans in order to facilitate its conversion to a residential property are 
considered to represent major reconstruction and therefore fail to preserve 
the inherent character of the building.  Therefore, the proposal is contrary to 
Policies GEN 3 and HSG 9 of the Denbighshire Unitary Development Plan, 
the Council's adopted Supplementary Planning Guidance 16 'Conversion of 
Rural Buildings' and advice as contained in Planning Policy Wales 2002 and 
Technical Advice Note 6 2000. 

 
 

2.2 20/2008/0293/PF – As above: REFUSED under DELEGATED POWERS, 29th April 
2008 and DISMISSED ON APPEAL 2nd March 2009. 

 
1. The structural report submitted with the application states that major 

renovation and reconstruction works will be required in order to achieve the 
proposed conversion.  As such, it is not considered that the building is 
structurally sound and capable of conversion without major or complete 
reconstruction and accordingly the proposal is contrary to Policies GEN 3 
and HSG 9 of the Denbighshire Unitary Development Plan, the Council's 
adopted Supplementary Planning Guidance 16 'Conversion of Rural 
Buildings' and advice as contained in Planning Policy Wales 2002 and 
Technical Advice Note 6 2000. 
 

2. The scale of the proposed changes to the building shown on the submitted 
plans in order to facilitate its conversion to a residential property are 
considered to represent major reconstruction and therefore fail to preserve 
the inherent character of the building.  Therefore, the proposal is contrary to 
Policies GEN 3 and HSG 9 of the Denbighshire Unitary Development Plan, 
the Council's adopted Supplementary Planning Guidance 16 'Conversion of 
Rural Buildings' and advice as contained in Planning Policy Wales 2002 and 
Technical Advice Note 6 2000. 
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3. RELEVANT POLICIES AND GUIDANCE 
The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002.) 

Policy GEN 3 – Development Outside Development boundaries 
Policy GEN 6 – Development Control requirements 
Policy HSG 9 – Residential conversion of rural buildings to dwellings 
Policy ENV 6 – Species Protection 
 

3.2 Supplementary Planning Guidance 
SPG 16 – Conversion of Rural Buildings 
 

3.3 GOVERNMENT GUIDANCE 
Planning Policy Wales edition 4 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1 Principle and changes since the appeal decision 
 

4.2 In relation to the main planning considerations: 
4.2.1 Principle 

Policy GEN 3 relates to development outside development boundaries and 
states that residential development will not be permitted apart from certain 
exceptions, the most relevant being the conversion and re-use of vacant 
rural buildings. Policy HSG 9 relates specifically to the residential 
conversion of rural buildings to dwellings. This Policy allows for the 
conversion of rural buildings where the building is structurally sound and 
capable of conversion without major or complete reconstruction. The SPG 
mentioned above provides further advice on these requirements. 
 
It is considered that the planning history of the building and site is a 
material consideration in this instance. 
 
Whilst it is evident that the current barn structure, having regard to the 
“maintenance” work undertaken since 2008, is now structurally sound and 
capable of conversion without major or substantial reconstruction Officers 
are required to give consideration as to whether an abuse of the system 
has taken place to facilitate the submission of this conversion scheme. 
 
Policy HSG 9 makes reference to circumstances where such an abuse 
could take place, for example, when a new rural building is constructed in 
order to promote a future conversion. The same principle could apply to a 
case where the reconstruction needed to facilitate a conversion is done 
outside of the planning process in order to overcome previous reasons for 
refusal. 
 
The key test here is whether the “maintenance” works undertaken since 
2008 has been a clear attempt to circumvent the planning process and to 
overcome the previous refusal reasons and appeal concerns. 
 
The applicants have constructed a ship lap cladding to almost the entire 
front elevation of the barn. Photographs taken of the building in 2008 and 
those taken more recently show the extent of works undertaken. The rear 
elevation has undergone structural repairs and parts of the corrugated roof 
have also been repaired and painted. 
 
Officers consider it a dangerous precedent to allow the conversion scheme 
as shown now based on the works which have been undertaken to the 
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building since the previous refusal and appeal decision. Clearly, such a 
decision could result in other derelict and otherwise structural deficient 
buildings in the open countryside being repaired in order to meet Policy 
criteria resulting in the spread of sporadic dwellings contrary to the overall 
intentions of Planning Policy and guidance. 
 

5. SUMMARY AND CONCLUSIONS 
5.1 The proposal represents a clear attempt to circumvent the planning process in that 

the previously derelict and structurally deficient barn has been repaired and 
maintained over a period of time in order to overcome previous refusal reasons for 
its conversion. Whilst the building is now capable of conversion without major or 
substantial reconstruction and the scheme of conversion in itself appears to respect 
the character of the existing structure, Officers consider a dangerous precedent 
would be set by allowing this abuse of the system. 

 
 
RECOMMENDATION: REFUSE- for the following reasons:- 
 
 
 
The reason is :- 
 
1. The proposed conversion of this previously derelict and structurally deficient barn 
represents a circumvention of the planning process in that remedial repair works have been 
undertaken in order to address the previous structural and conversion concerns outlined in the 
2009 planning appeal. Such works represent reconstruction to a level which makes the current 
proposal contrary to the intentions of Policy HSG 9 - Residential Conversion of Rural Buildings 
to Dwellings. 
 
 
NOTES TO APPLICANT: 
 
None 
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  IXW 
ITEM NO: 
 

3 

WARD NO: 
 

Denbigh Upper / Henllan 

APPLICATION NO: 
 

28/2011/0953/ AC 

PROPOSAL: 
 
 

Details of affordable housing provision submitted in accordance with 
condition number 16 of outline planning permission 28/2009/0705/PO 

LOCATION: Henllan Training Centre, Henllan, Denbigh 
 

APPLICANT: Denbighshire  County Council  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

HENLLAN COMMUNITY COUNCIL 
”No observations to make on the above subject”. 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
AFFORDABLE HOUSING OFFICER 
Proposals are in accordance with the council’s adopted policies.  3 units (ISIL project) 
are for a much needed learning difficulties scheme, and the additional 6 would be social 
housing with benchmarked rents.  Need is clearly established. 
  

 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
R. Roberts, Porth Kerry, Garn Lane, Henllan 
 
Summary of planning based representations: 
Support principle of affordable housing 
 
Concern over location of units 
Potential devaluation of price of adjoining properties 
 
Physical impact on nearby property 
Units seem cramped close to site boundary, as shown on plan. 
 
 

EXPIRY DATE OF APPLICATION:   02/10/2011 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The application contains details of the affordable housing arrangements 

proposed in connection with a housing development at the former Henllan 
Centre site, off the Garn Road, in Henllan village. 
 

1.1.2 This is an ‘approval of condition’ application submitted in order to comply with 
condition 16 imposed on the outline planning permission granted in February 
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2010 for residential development on the site.  Approval of condition applications 
are normally dealt with under officers’ delegated powers, but this one and the 
one forming the subject of the following report on the agenda (Code No. 
28/2011/0956/AC) relating to the drainage arrangements, are being reported to 
Committee at the request of members when the ‘reserved matters’ application 
for 3 bungalows was approved in March 2011. 
 

1.1.3 The submission consists of two letters from Wales and West Housing 
Association outlining the detailed proposals for affordable hosing provision, and 
a plan showing ideas for the location of the units.  The plan is included at the 
front of the report.  The proposals are:- 
- to develop a total of 9 affordable units (3 in the Phase 1 (ISIL) development, 
and a further 6 close to the site entrance).  This would mean a total of 30% 
affordable provision for the site as the maximum number of dwellings on the 
site would be 30; 
- to develop the additional 6 social rented units in the 2012/13 financial year; 
- to retain the units in the ownership of Wales and West, who would ensure 
they are kept as affordable units; 
- to control the occupancy of the units in accordance with Welsh Government 
regulations for Registered Social Landlords.  Occupancy criteria for tenants 
would be derived from a waiting list in conjunction with Denbighshire; and the 
Council have 100% nominations for the ISIL project and 50% for the rest. 
  

1.1.4 The sole issue to be addressed with this approval of condition application is the 
acceptability of the arrangements for affordable housing provision.  The 
principle of residential development on the land, and the detailed layout and 
appearance of the 3 bungalows proposed as a ‘Phase 1’ development have 
been approved as part of the outline and reserved matters applications, and 
are not up for reconsideration at this stage. 
 
 

1.2 Description of site and surroundings 
1.2.1 The former Henllan Centre site is located in the north part of the village, and is 

accessed off the B5429 Garn Road.  It is surrounded by existing hosing 
developments at Godre’r Garn, Bryntirion, Maes Sadwrn, and Glasfryn, and by 
the property Porth Kerry close to the B Road entrance. 
 

1.2.2 The site has been occupied previously by the buildings which developed in 
connection with an adult training centre.  These have been demolished to make 
way for the residential development. 
 
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site is within the village development boundary as shown on the proposals 

map in the Unitary Development Plan. 
 
 

1.4 Relevant planning history 
1.4.1 The mental health training centre formally on the site was developed following 

planning consents in the 1964-67 period. 
 

1.4.2 Outline permission for residential development was granted at Committee in 
February 2010, and the ‘reserved matters’ approval for a Phase 1 development 
containing 3 bungalows for use as supported housing for adults with learning 
disabilities was given in March 2011.  Condition 16 of the outline permission 
obliged approval of affordable housing arrangements. 
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1.5 Developments/changes since the original submission 

1.5.1 The submission seeking approval of arrangements for affordable housing has 
been compiled by Wales and West Housing Association. 
 
It has been forwarded along with information for approval in relation to other 
conditions on the outline permission, which relate to ecology, archaeology, a 
construction method statement, and open space provision. 
 

1.5.2 Consultation on the application has been undertaken with Henllan Community 
Council, and by circulating an information sheet to occupiers of property 
surrounding the site, so local residents are aware of the submissions. 
 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 28/2009/0705/PO 

Demolition of existing buildings and development of 1.6ha of land for residential 
purposes and alterations to existing vehicular access (outline application) GRANTED at 
Planning Committee - 17/02/2010 
 

2.2 28/2010/1339/PR 
Reserved matters submission for phase 1 of development including construction of new 
access road and details of 3 bungalows to provide supported housing for adults with 
learning disabilities – APPROVED at Planning Committee -16/03/2011 

 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy HSG 10 – Affordable housing within development boundaries 
 

3.2 Supplementary Planning Guidance 
Policy SPG 22 – Affordable Housing in New Developments 
 
 

3.3 WELSH GOVERNMENT GUIDANCE 
Technical Advice Note 1 – Planning and affordable housing 
 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The sole consideration in relation to this approval of condition application is whether the 

proposed arrangements for affordable housing provision are acceptable. 
 

4.2 In relation to this consideration: 
The Council’s planning policy and guidance require affordable housing provision in 
connection with housing schemes within development boundaries (HSG 10), and set 
out detailed mechanisms for delivery (SPG 22) in support of the general principles in 
Technical Advice Note 2.  The current ‘standard’ in SPG 22 is 30% provision on sites of 
0.1 hectare or 3 units where need is identified. 
 
The proposal is for 9 affordable units out of a maximum of 30 which can be developed 
on the site, which represents a total of 30%.  Individual representations received 
express support for the principle of affordable provision, but outline concerns over the 
potential location of units next to existing private housing. 
 
The level of provision of affordable units, and the arrangements for controlling 
occupation complies with current policy and guidance.  With regard to the comments 
raised:- 
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-  the detailing of the 6 units, close to the site entrance will need to be subject to a 
‘Phase 2’ planning application, when the physical relationship with nearby property can 
be fully assessed.  This approval of condition application seeks only to agree the 
principle of provision (numbers and mechanism to ensure future use as affordable); 
 
-  potential impact on property value from locating affordable housing nearby could not 
be regarded as a ground for refusing to approve this application.  The application only 
seeks approval of the level of provision within the whole site. 
 
 

5. SUMMARY AND CONCLUSIONS: 
5.1 The proposed level of provision of affordable units is in accord with current policy and 

guidance and is recommended for approval. 
 

RECOMMENDATION: -  APPROVE 
 
 
 
NOTES TO APPLICANT: 
 
None 
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  IXW 
ITEM NO: 
 

4 

WARD NO: 
 

Denbigh Upper / Henllan 

APPLICATION NO: 
 

28/2011/0956/ AC 

PROPOSAL: 
 
 

Details of drainage systems submitted in accordance with condition number 
23 of outline planning permission 28/2009/0705/PO 

LOCATION: Henllan Training Centre   Henllan  Denbigh 
 

APPLICANT: Denbighshire  County Council  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

HENLLAN COMMUNITY COUNCIL 
”No observations to make on the above subject”. 
 
ENVIRONMENT AGENCY 
Confirm that with regard to information on surface water drainage (calculations and 
soakaway test report) the submitted details demonstrate there is a suitable surface water 
scheme proposed. 
 
WELSH WATER/DWR CYMRU 
Foul and surface water arrangements are acceptable in principle and the condition can 
be discharged. 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
HIGHWAY ENGINEER 
Satisfied at the detailing of the highways surface water drainage system. 
  

 
RESPONSE TO PUBLICITY: 

None. 
 

EXPIRY DATE OF APPLICATION:   02/10/2011 
 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The application contains details of the drainage arrangements proposed in 

connection with a housing development at the former Henllan Centre site, off 
the Garn Road, in Henllan village. 
 

1.1.2 This is an ‘approval of condition’ application submitted in order to comply with 
condition 23 as imposed on the outline planning permission granted in 
February 2010 for residential development on the site.  Approval of condition 
applications are normally dealt with under officers’ delegated powers, but this 
one and the one forming the subject of the previous report on the agenda 
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(Code No. 28/2011/0953/AC) relating to affordable housing arrangements, are 
being reported to Committee at the request of members when the ‘reserved 
matters’ application for 3 bungalows was approved in March 2011. 
 

1.1.3 The submission consists of an explanatory statement outlining the proposals, 
email correspondence with the Environment Agency and Denbighshire 
Highways Officers and plans showing the detailing of the scheme.  The plans 
are copied at the front of the report.  The proposals are:- 
-  to construct separate foul and surface water drainage systems, having  
   regard to current legislation, including guidance on Sustainable Urban  
   Drainage Systems (SuDS) 
-  to discharge foul water from the Phase 1 development to the adopted sewer  
   located in the south-east corner of the site, via a pumping station; and  
   ultimately to design the entire system for the development so it can all drain  
   by gravity to the public system (all to be by agreement and inspection with  
   Welsh Water). 
-  to deal with surface water by way of two gravity fed soakaways into the  
   upper layer of limestone rock, one for adoption serving the highway, and  
   one private to service the new development (the latter following detailed  
   investigation and dialogue with the Environment Agency). 
  

1.1.4 The sole issue to be addressed with this approval of condition application is the 
acceptability of the arrangements for disposal of foul and surface water.  The 
principle of residential development on the land, and the detailed layout and 
appearance of the 3 bungalows proposed as a ‘Phase 1’ development have 
been approved as part of the outline and reserved matters applications, and 
are not up for reconsideration at this stage. 
 
 

1.2 Description of site and surroundings 
1.2.1 The former Henllan Centre site is located in the north part of the village, and is 

accessed off the B5429 Garn Road.  It is surrounded by existing hosing 
developments at Godre’r Garn, Bryntirion, Maes Sadwrn, and Glasfryn, and by 
the property Porth Kerry close to the B Road entrance. 
 

1.2.2 The site has been occupied previously by the buildings which developed in 
connection with an adult training centre.  These have been demolished to make 
way for the residential development. 
 
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site is within the village development boundary as shown on the proposals 

map in the Unitary Development Plan. 
 
 

1.4 Relevant planning history 
1.4.1 The mental health training centre formally on the site was developed following 

planning consents in the 1964-67 period. 
 

1.4.2 Outline permission for residential development was granted at Committee in 
February 2010, and the ‘reserved matters’ approval for a Phase 1 development 
containing 3 bungalows for use as supported housing for adults with learning 
disabilities was given in March 2011.  Condition 23 of the outline permission 
obliged approval of drainage arrangements. 
 

1.5 Developments/changes since the original submission 
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1.5.1 The submission seeking approval of arrangements for foul and surface water 
drainage has been compiled by Bingham Hall Partnership.  This includes 
additional information submitted following responses from Welsh Water and 
Environment Agency Wales on the soakaway arrangements. 
 
It has been forwarded along with information for approval in relation to other 
conditions on the outline permission, which relate to ecology, archaeology, a 
construction method statement, and open space provision. 
 

1.5.2 Consultation on the application has been undertaken with Henllan Community 
Council, and by circulating an information sheet to occupiers of property 
surrounding the site, so local residents are aware of the submissions. 
 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 28/2009/0705/PO 

Demolition of existing buildings and development of 1.6ha of land for residential 
purposes and alterations to existing vehicular access (outline application) GRANTED at 
Planning Committee -17/02/2010 
 

2.2 28/2010/1339/PR 
Reserved matters submission for phase 1 of development including construction of new 
access road and details of 3 bungalows to provide supported housing for adults with 
learning disabilities – APPROVED at Planning Committee - 16/03/2011 
 

 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6 – Development control requirements 
Policy ENP 1 – Pollution 
Policy ENP 4 – Foul and Surface Water drainage 
 

3.2 Supplementary Planning Guidance 
Policy SPG 22 – Affordable Housing in New Developments 
 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The sole consideration in relation to this approval of condition application is whether the 

proposed arrangements for drainage are acceptable. 
 

4.2 In relation to this consideration: 
The relevant Unitary Plan policies oblige due consideration of the impact of drainage 
proposals on the environment.  GEN 6 sets a general requirement to satisfy natural 
environmental considerations relating to drainage.  ENP 1 does not permit 
development where it would unacceptably harm the environment/amenity of nearby 
properties, including in terms of pollution of surface water or ground water.  ENP 4 
does not permit development unless satisfactory arrangements can be made for the 
disposal of foul and surface water.  This latter policy mentions that proposals will not be 
acceptable if they would overload or prejudicially affect existing sewerage/sewage 
treatment facilities or create or increase sewage pollution. 
 
As detailed in the report, the proposals involve separate proposals for foul water 
(connection to foul sewer by a pumped system) and surface water (highway water to 
one soakaway, roof water to a second soakaway).  Technical consultee responses 
from the Environment Agency, Welsh Water and the Council’s Highway Engineer raise 
no objections to the proposed detailing.   
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5. SUMMARY AND CONCLUSIONS: 
5.1 The detailed drainage proposals have been designed in collaboration with Welsh 

Water, the Environment Agency and the Council’s drainage and highway engineers.  
Whilst appreciating previous local concern on the history of drainage problems in the 
village, the Council has to deal with this approval of condition application on its merits.  
As there are no ‘technical’ objections from the respective bodies responsible for the 
overseeing and adoption of the drainage systems, it is recommended that the 
proposals be approved. 
 

RECOMMENDATION: -  APPROVE 
 
 
 
 
NOTES TO APPLICANT: 
 
None 
 



 19

 
  DXR 
ITEM NO: 
 

5 

WARD NO: 
 

Trefnant 

APPLICATION NO: 
 

30/2011/0901/ PF 

PROPOSAL: 
 
 

Erection of a detached double garage (re-submission of application refused 
under reference 30/2010/1359/PF) 

LOCATION: Bron Yr Aur  Upper Denbigh Road   St. Asaph 
 

APPLICANT: Mr Huw  Jones  
 

CONSTRAINTS: CLA-Class A Road 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

TREFNANT COMMUNITY COUNCIL 
'No observations'    

 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
 
Mrs. D. Davies, Bradgate, Upper Denbigh Road, St. Asaph 
 
Summary of planning based representations: 
- Scale of the garage/overdevelopment of the site 
- Out of character with surrounding area/street scene- in front of building line. 
- Impact on residential amenity. 

 
EXPIRY DATE OF APPLICATION:   20/09/2011 
 
REASONS FOR DELAY IN DECISION (where applicable):  

• No available committee due to summer recess 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 Planning permission is sought for the erection of a detached double garage, at 

Bron yr Aur, Upper Denbigh Road, St. Asaph. 
 
1.1.2 The garage would have a footprint of 6.4m by 6.4m, with a height of 4.2m to the 

ridgeline. No windows are proposed. The garage would be sited to the front of 
the property. 

 
1.2 Description of site and surroundings 

1.2.1 Bron yr Aur is a two storey dwelling with a slate roof and exterior walls finished 
in red brick and white render. 

  
1.2.2 The site has neighbouring detached bungalows to the north and south, St. 

Asaph road to the west, and two storey detached dwellings to the east on the 
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Llys Cerrig cul-de-sac.  Residential properties fronting onto Upper Denbigh 
Road are characterised by large garden areas to the front and rear.  

 
1.2.3 The northern boundary between the site and Bradgate consists of wooden 

panel fencing and trees. The site has screening afforded from Upper Denbigh 
Road to the front of the property by existing mature trees and shrubs. 

 
1.3 Relevant planning constraints/considerations 

1.3.1 None. 
 

1.4 Relevant planning history 
1.4.1 This application is a resubmission of planning application 30/2010/1359/PF 

which was refused by planning committee against officer recommendation on 
13/04/2011. No alterations have been made to the original submission, 
however additional supporting information has been provided. The reason for 
refusal was: 

 
‘It is the opinion of the Local Planning Authority that the proposed garage 
would, by virtue of its location to the front of the dwelling and its detailing, have 
an unacceptable impact on the residential amenities of the adjoining dwelling 
Bradgate, and an unacceptable impact on the visual amenity and character of 
the area, being the only significant building located between any of the 
dwellings and the highway in the immediate vicinity, contrary to key tests in 
policies GEN6 and HSG12 of the Denbighshire Unitary Development Plan and 
Supplementary Planning Guidance Note 24 -  Householder Development 
Design Guide, Guidance Note 3 relating to garages and outbuildings.’ 

 
1.4.2 There has been a previous consent for an extension to the dwelling and 

construction of swimming pool, granted 1983. 
 

1.5 Developments/changes since the original submission 
1.5.1 None.  

 
1.6 Other relevant background information 

1.6.1 Cllr Meirick Lloyd Davies has requested the application be referred to planning 
committee to assess the visual and residential amenity implications. 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 1/TRE/6948, Extension to dwelling and construction of swimming pool - GRANTED 

16/12/1983 under delegated powers. 
 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6 Development control requirements 
Policy HSG 12 Extensions to dwellings 
 

3.2 Supplementary Planning Guidance 
SPG 1- Extensions to dwellings 
SPG 24- Householder development design guide  
 

4. MAIN PLANNING CONSIDERATIONS: 
The main land use planning issues are considered to be: 

i)  Principle 
ii)  Detailed design and impacts 
iii)  Neighbour comments 
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       In relation to the main planning considerations: 
i) Principle. 

Whilst the application is for a detached garage, the principles of policy HSG 12 are 
considered applicable. The principle of extending existing dwellings is acceptable in 
relation to policies HSG 12 and GEN 6 of the Unitary Development Plan (UDP). 
Supplementary Planning Guidance (SPG) 1 and 24 give more specific guidance on 
what is acceptable and provides examples of best practice. HSG 12 permits 
extensions to a dwelling subject to tests. These tests are an assessment of the 
acceptability of; scale and form; design and materials; the impact on the character, 
appearance and amenity standards of the dwelling and its immediate locality; and 
whether the proposal represents overdevelopment of the site. The assessment of 
these impacts is set out in the following section. GEN 6 contains a wide range of 
general development control requirements that all development proposals need to 
comply with. The purpose of this general policy is to help ensure that proposed 
development is of a high standard and has minimal adverse impacts. 
 
GEN 6 contains a wide range of general development control amenity 
considerations which seek to ensure a high standard of development with minimal 
impacts. SPG 24 offers basic advice on the principles to be adopted when 
designing domestic extensions and related developments. The assessment of 
impacts is set out in the following section. 
 

ii) Detailed design and impacts 
 -Scale and form 

Policy HSG 12 part i) seeks to ensure extensions and alterations are subordinate to 
the original dwelling.  

 
The footprint of the existing house is 335m², whilst the footprint of the garage is 
42m², which equates to an increase of approximately 12.5%. The garage would 
also be 3m from the northern boundary (7m from the nearest wall of Bradgate) with 
a height of 3.2m at this point.  
 
Officers consider that the garage is of an acceptable modest scale in the context of 
the existing house, and therefore in accordance with policy requirements. 
 
- Design and materials 
Policy HSG 12 part ii) seeks to ensure that extensions and alterations are of a 
sympathetic design and complement the site in terms of use of materials.  
 
White render finish to the external walls is proposed with a slate roof which will 
match materials used in the existing dwelling. The design of the building is typical 
for a domestic garage.   
 
It is therefore considered that the design and materials proposed garage meet 
policy requirements. 

 
- Impact on character, appearance and amenity standards of the locality 
Policy HSG 12 part iii) seeks to ensure that alterations and extensions to dwellings 
do not harm the residential or visual amenity of the existing dwelling and the 
locality. 
 
The application previously considered at planning committee was refused on the 
basis of the impact on the amenity of the neighbouring property Bradgate, and the 
impact on the visual amenity of the area due to the garage being located to the 
front of the dwelling.  
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Factually, there is no dispute that the proposed garage would be located at the 
front of the existing dwelling. The site is screened to the front and the sides by 
mature trees and hedges, which have an overshadowing effect on the neighbouring 
dwelling Bradgate, and due to the density and height of the existing trees and 
hedges the front garden area of the property is only partially visible from public 
view points. The possibility of re-siting of the proposed garage to the side of the 
dwelling has been considered by the applicant, but this was not accepted as a 
viable alternative.  It is considered that a garage in this location would have a 
greater impact on the neighbouring property Bradgate, as it would be close to 
existing windows on the side elevation of ‘Bradgate’ and would bring the structure 
significantly closer to the property, which would have a more overbearing impact. 
 
The reason for the previous refusal and concerns over the proposed location of the 
garage are duly noted. Whilst it is generally desirable to locate such development 
to the side and rear of properties, having regard to the scale and design of the 
proposed garage in relation to the existing boundary treatments, it is not 
considered the location of the garage would have an unacceptable impact on 
character, appearance and amenity standards of the locality. It is suggested that an 
appropriately worded condition to retain existing trees/boundary treatments would 
ensure that the impact remains acceptable. 
 
In relation to the impact on the dwelling ‘Bradgate’ it is noted that existing mature 
trees and hedges already overshadow the property. It is therefore considered that 
the proposed single storey garage would not have a significant additional 
overbearing and overshadowing impact, and for this reason it is considered that the 
proposals would not have an unacceptable impact on the amenity of the 
neighbouring property ‘Bradgate’. 
 
- Overdevelopment of the site 
Policy HSG 12 part iv) seeks to ensure that householder development does not 
represent an overdevelopment of the site. 
 
The total area of the site is 1772m², whilst the footprint of the existing house is 
335m². The house currently takes up about 19% of the site area. The garage would 
add an additional 2.4% of built form to the site.  

 
The proposal is therefore not considered to be an over development of the site, 
with sufficient amenity space remaining after the development is implemented for 
the enjoyment of the occupiers. 
 

iii) Neighbour comments 
The concerns of the neighbour regarding visual impact, overdevelopment and 
residential amenity are noted.  In this instance it is considered the application is for 
a garage of modest scale which would benefit from existing screening in the form of 
existing vegetation. To ensure this screening is retained to a satisfactory level an 
appropriate condition can be attached. It is therefore considered that impact on 
visual and residential amenities of the area would be acceptable in relation to the 
above noted planning policies. 

 
 

5. SUMMARY AND CONCLUSIONS: 
5.1 Whilst respecting the reasons for refusing the previous application, having due regard 

to what is actually involved, and to the potential impact of the development, officers 
believe the proposal complies with policy requirements, and is therefore recommended 
for approval. 
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RECOMMENDATION: - GRANT - subject to the following conditions:- 
 
 
 
1. The development hereby permitted shall be begun before the expiration of five years 

from the date of this permission. 
2. No trees or hedges within the application site shall be felled, lopped or topped without 

the prior written consent of the Local Planning Authority.  Those removed without 
consent or 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 by the Local Planning Authority. 

 
 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 

1990. 
2. To safeguard the existing trees and hedges on the site, in the interests of the visual 

amenities of the locality. 
 
 
NOTES TO APPLICANT: 
 
None 
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  BXB 
ITEM NO: 
 

6 

WARD NO: 
 

Rhyl West 

APPLICATION NO: 
 

45/2010/1323/ AD 

PROPOSAL: 
 
 

Display of replacement illuminated fascia sign (retrospective application) 

LOCATION: 9  Bodfor Street   Rhyl 
 

APPLICANT: Mr Richard  Addison RSR (Rhyl) Ltd. 
 

CONSTRAINTS: Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

RHYL TOWN COUNCIL 
          “No objection”. 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
          RHYL TOWNSCAPE HERITAGE INITIATIVE  

Object to the fascia sign’s design, style, colour, lettering, size, materials and use off 
illumination, which is contrary to planning policy and guidance.   

 
RESPONSE TO PUBLICITY: 

None 
 

EXPIRY DATE OF APPLICATION:   27/12/2010 
 
REASONS FOR DELAY IN DECISION (where applicable):  
 

• additional information required from applicant 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 Retrospective advertisement consent is sought for the retention of an 

illuminated fascia sign, at 9 Bodfor Street (Cash Converters), Rhyl. The acrylic 
sign is located at a height of 2.8m, and is internally illuminated with a yellow 
background and red text.  
 

1.2 Description of site and surroundings 
1.2.1 The site is surrounded by a mixture of retail uses, with Argos to the immediate 

north, and Vegas Sports bar to the immediate south.  
 
Relevant planning constraints/considerations 

1.2.2 The site is located in the Rhyl Conservation Area, which was extended to 
incorporate Bodfor Street in 2007. 
 

1.3 Relevant planning history 
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1.3.1 Various applications have been submitted for shop alterations and 
advertisement consent at 9 Bodfor Street over the years. Recent advert 
consent applications approved on Bodfor Street since the 2007 conservation 
area designation are detailed below.  
 

1.4 Developments/changes since the original submission 
1.4.1 The applicant has been invited to amend the scheme in light of the site’s 

conservation area location and comments from the THI Officer.  
 

1.5 Other relevant background information 
1.5.1 None.  

 
2. DETAILS OF PLANNING HISTORY: 

2.1 45/2009/1429/AD, Display of new signage to front and side elevations of premises, 23 
Wellington Road, HSBC, GRANTED under delegated powers 01/02/2010, (non 
illuminated signage). 

 
2.2 45/2008/0055/AC, Details of the shop frontage submitted in accordance with condition 

number 2 of Planning Permission 45/2004/1495/PF, GRANTED under delegated 
powers 22/01/2008,  (non illuminated sign).  

 
 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy CON 5 Conservation Areas 
Policy CON 8 Advertisements in Conservation Areas 
 

3.2 Supplementary Planning Guidance 
 
SPG 12 – Shop Fronts 
SPG 13 – Conservation Areas 
SPG 17 – Advertisements 
 

3.3 GOVERNMENT GUIDANCE 
Planning Policy Wales, Edition 4, February 2011. 
Welsh Office Circular 61/96 - Planning and The Historic Environment 
Technical Advice Note Wales 7 (Outside Advertisement Control) 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1  Visual amenity/impact on the Conservation Area 
  

4.2 In relation to the main planning considerations: 
4.2.1 Visual amenity/impact on the Conservation Area 

The application site is located within a Conservation Area and within the 
Townscape Heritage Initiative Area. Within Conservation Areas, special 
attention should be paid to preserving and enhancing the character and 
appearance of the area. Policy CON 8 states that advertisements within 
Conservation Areas will be permitted provided that; the sign preserves or 
enhances the character of the area; glossy and highly reflective materials and 
internal illumination are excluded; and the signage respects the physical 
appearance of the premises in order to readily integrate with its surroundings.  

 
The application seeks retention of an internally illuminated yellow and red 
acrylic sign measuring 5.7m by 1m. Looking at images of the previous sign, it is 
clear that the scale of the sign proposed is larger than the previous one and 
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has greater impact on an otherwise unaltered shop front.  The applicant has 
pointed to a number of signs in the surrounding area which he considers are 
similar to his sign proposed, but the majority were displayed before the 
Conservation Area was extended to incorporate Bodfor Street, whilst those 
remaining will be dealt with separately by the Enforcement Section. The Project 
Manager of the Rhyl Townscape Initiative has objected to the proposal, and in 
officers’ opinion, the proposal fails to meet the requirements of policy CON 8, 
and guidance contained in SPG no’s 12, 13 and 17.  
 

5. SUMMARY AND CONCLUSIONS: 
 

5.1 The application seeks retention of an internally illuminated sign which is considered 
inappropriate for a site located in the conservation area, and therefore contrary to 
policy CON 8 and SPG 12, 13 and 17. The applicant has declined the opportunity to 
amend the sign to make it more sympathetic to the Conservation Area and in 
compliance with the noted planning policies. Officers therefore recommend that 
advertisement consent is refused for the application.  

 
 
RECOMMENDATION: - REFUSE for the following reasons:- 

 
 
 
 
The reason is :- 
 
1. The fascia sign due to its design, materials, colours, method of illumination and overall 

appearance has an unacceptable impact on the visual amenity of the area and on the 
character and appearance of the Conservation Area, contrary to Policies CON 5, and 
CON 8 of the Denbighshire Unitary Development Plan, Supplementary Planning 
Guidance Notes 13, (Conservation Area), 12 (Shop fronts), 17 (Advertisements), 
Technical Advice Note Wales 7 (Outside Advertisement Control) and Welsh Office 
Circular 61/96 - Planning and The Historic Environment. 

 
 
NOTES TO APPLICANT: 
 
None 
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  IXW 
ITEM NO: 
 

7 

WARD NO: 
 

Rhyl East 

APPLICATION NO: 
 

45/2011/0572/ PF 

PROPOSAL: 
 
 

Erection of 60-bed care home to the rear of St. David's Residential Home, 
construction of new car park and new vehicular access from East Parade 
and service drive from Tarleton Street 

LOCATION: St. Davids Residential Home 36  East Parade   Rhyl 
 

APPLICANT: St. David's Care  Ltd.  
 

CONSTRAINTS: Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

RHYL TOWN COUNCIL 
”Object on the following grounds:- 
1.  The development if permitted would represent an over-intensification of the site. 
2.  The development would result in a loss of amenities for existing and future occupiers 
of St. David’s and adjoining properties in Russell Gardens. 
3.  Notwithstanding the introduction of parking within the site the proposed layout would 
still likely result in parking in Tarleton Street”. 
 
DWR CYMRU/WELSH WATER 
Request foul and surface water discharges be drained separately from the site.  
Envisage no problems with the waste water Treatment Works for the treatment of 
domestic discharges from this site. 
 
CHIEF FIRE OFFICER (FIRE & RESCUE SERVICE) 
Notes that any layout will need to comply with the Fire Safety requirements of the 
Building Regulations. 
 
CARE STANDARDS INSPECTORATE 
No response received. 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
HEAD OF TRANSPORT & INFRASTRUCTURE 
Acknowledges the previous history at the site and appeal decisions.  Notes that existing 
arrangements provide no parking off East Parade and the use of Tarleton Street as the 
access causes traffic problems there.  The proposed scheme offers a new parking area 
off East Parade and a service drive only off Tarleton Street, which would reduce current 
traffic using Tarleton Street.  Whilst noting the parking provision is below current 
standards, the Care Home is in close proximity to public car parks (where permits can be 
purchased from the Council); it is close to the town centre and affords good pedestrian, 
bicycle and public transport services.  In conclusion, considers the proposals offer a 
scheme that reduces the current traffic problems encountered on Tarleton Street and has 
no objections subject to inclusion of conditions requiring the completion of the parking 
and turning area and service drive before the Care Home is brought into use. 
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BIODIVERSITY OFFICER 
No objections in principle.  Draws attention to the need to follow precautionary 
recommendations in the Ecological report in relation and site works in respect of any bat 
and bird populations.  Is satisfied that there will be no impact on the favourable 
conservation status of bats from this proposal. 
  

 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
D. Sharp, 7, Fairfield Avenue, Rhyl  
K.C. & M. Johnson, 7, Russell Gardens, Rhyl 
Mr. & Mrs. J.E. Evans, 15, Fairfield Avenue, Rhyl 
M. & B. Earnshaw, 6, Russell Gardens, Rhyl 
Mrs. J. Payne 12, Glendower Court, East Parade, Rhyl on behalf of residents of 
Glendower Court 
Mr. P. Jones and Mrs. C. Locwood-Jones, Glan y Don, 9, Fairfield Avenue, Rhyl 
 
Summary of planning based representations: 
Highways impact 
Tarleton Street is narrow/emergency  and service vehicle access is inadequate/people 
have to walk along the road because the footway is so narrow/16 spaces in new car park 
seems inadequate to accommodate likely staffing levels/previous appeals established 
the inadequacies of Tarleton Street and incapability of handling greater traffic flow, and 
these conditions still apply/volume of service vehicles along Tarleton Street would 
increase/East Parade is a busy road and a new access there is not viable/traffic report 
was carried out before summer season and does not mention through traffic/new access 
onto East Parade would interfere with Lifeboat access opposite and bus 
stop/suggestions that traffic may be reduced along Tarleton Street must be viewed 
critically. 
 
Design 
Overpowering scale and height relative to neighbours/majority of properties around site 
are 2 storey/use of tile as roofing material inappropriate. 
 
Residential amenity 
Loss of peace and tranquillity in back gardens/noise and dust at construction stage and 
from comings and goings of staff and service vehicles/intrusion of privacy/potential 
problems with drainage if land at East Parade front is raised/loss of valuable green 
space. 
 
Ecology impact 
Site is a wildlife haven/all trees should be retained. 
 
Adequacy of services 
Questions over sewerage capacity, electricity supply, frequency of waste collection. 
 
Previous refusals of permission 
Reasons for dismissing appeals remain valid (highway safety/inadequate footway). 
 
Need for another care home questionable 
Beds remain empty in other homes, including St. David’s/concerns over creating a “Care 
Home ghetto” in this area. 
 
 

EXPIRY DATE OF APPLICATION:   24/10/2011 
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REASONS FOR DELAY IN DECISION (where applicable):  
 

• protracted negotiations resulting in amended plans 
• re-consultations / further publicity necessary on amended plans and / or 

additional information 
 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 This is a full planning application seeking permission to construct a 60 bedroom 

care home on land to the rear of the existing St. David’s Residential Home on 
the corner of East Parade and Tarleton Street, in Rhyl. 
 

1.1.2 The main elements of the scheme, as revised are:- 
 
-   The location of the new 60 bed care home on land on the east side of   
    Tarleton Street, currently occupied by a former bowling green and a single  
    storey dwelling (The Bungalow). 
-   Erection of a detached building with rooms on 3 floors, a main section  
    running parallel with Tarleton Street, and two ‘wings’ at either end.  The  
    total length of the building scaled off the submitted plans would be some  
    50 metres, with a width of 13 metres along the central section, and a ridge  
    height of some 11 metres.  The details are included at the front of the  
    report, and show ideas for 3 gable features facing Tarleton Street, the use  
    of facing brick and stone on the walls, and grey tiles on the roofs . 
-  The closing off of the existing rear vehicular access onto Tarleton Street,  
    which currently serve St. David’s Home, the creation of a new 16 vehicle  
    car parking area, with 2 disabled spaces, all to be served by a new  
    vehicular access off East Parade, the closing off of an existing second  
    vehicular access on the corner of Tarleton Street and East Parade,  
    replacing this with a pedestrian access. 
-  The creation of a 25 metre long by 4 metre deep ‘service drive’ in the form  
    of a vehicle ‘pull in’ clear of Tarleton Street, intended for use by service  
    vehicles only. 
-  The creation of footway links around the site, including between the front  
    parking area and the new Care home (around the side of the existing  
    home), and pathways in front of and around the proposed care home clear  
    of Tarleton Street; and a secure cycle parking facility. 
-  The creation of planted external amenity spaces around St. David’s Home  
    and the new care home, and new planting around the new home; and the  
    retention of the boundary walls with the exception of a section on Tarleton  
    Street to allow for the service vehicle pull in. 

 
1.1.3 The application is accompanied by the relevant forms and plans, a ‘Statement 

in Support of Application’, a Design and Access Statement, an Operator 
Statement, a detailed Sustainability Code assessment, an Ecological Survey 
and a Traffic Survey and Report. 
 

1.1.4 Relevant points in the planning statement are:- 
 
-  There have been two previous unsuccessful applications for developments  
    on the site.  This submission looks to examine these and explain why the  
    current proposals are different; and clarify the level of employment which  
    will be generated and the service it will offer to the local community. 
-  The first refusal (for 17 apartments in 2005) was on grounds of visual and  
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    highway impact.  The Planning Inspector dismissed the appeal on highway  
    grounds only. 
-  The second refusal (for 12 flats and 3 lodges in 2007) was on grounds of  
    highway impact. 
-  Both previous applications established the acceptability of the principle of  
    development on the site, but failed on highway grounds. 
-  It is claimed that the current scheme addresses the issues of vehicle traffic  
    on Tarleton Street by removing car parking from there and relocating it to  
    the front of St. David’s Home, with a new access off East Parade; along  
    with pedestrian paths within the site, linking the parts of the development. 
-  There are no highway authority or Fire Authority objections to the  
    proposals. 
-  The home would be registered for 60 residents, for nursing care,  
    Residential dementure care, and nursing dementure care, catering for  
    private and local authority fee paying markets. 
-   It is envisaged the majority of staff employed (80% plus) would be local,  
    and the care home would create a full time equivalent of 55 jobs (albeit up  
    to ⅓ being likely to be part time shared roles depending on the number of  
    quality applicants for the roles available and the applicant’s circumstances).   
    The home would operate with 3 day shifts and one night shift. 
-  The parking area for 16 vehicles is designed to accommodate anticipated  
    staffing for the existing and proposed homes – based on a survey of staff at  
    St. David’s: 5 spaces for St. David’s staff, 8 for the new Care Home, with 3  
    overspill spaces.  Visitors would be encouraged to use the new car park.   
    The site is well served by local public transport, car parks and convenient  
    for cyclists and walkers. 
-   The proposed ‘pull in’ on Tarleton Street is proposed for use by emergency  
    services, delivery, and for drop off only, and would not involve vehicles  
    needing to reverse onto or off Tarleton Street. 
-   The building would be constructed to meet Sustainability Code standards. 
 

1.1.5 The Design & Access Statement makes reference to the following:- 
 
-  The site is flat and surrounded by high walls, with trees and shrubs; and a  
    mixed nature of development including two, three and flour storey  
    buildings, many dating back to Victorian/Edwardian times.  St. David’s is a   
    4 storey building. 
-  The new 2½ storey building is designed to respond to the constraints of the  
    site and to complement the local Victorian and Edwardian architecture of  
    buildings along Fairfield Avenue. 
-  The garden area would be for use by residents of both Homes.   
-  Access/parking arrangements have been designed to address local  
   concerns to reduce the number of vehicles entering Tarleton Street. 
-  Details of scale, appearance and landscaping have been designed to  
   complement development in the locality. 
-  The site is easily accessible by a variety of modes of transport. 
 

1.1.6 The Operator Statement 
The 5 page Operator Statement contains detailed background information on 
the process through which the decision to develop the Care Home has passed, 
the choice of this location, and market trends and issues of competition.  It 
mentions:- 
 
- the Care Facility is to provide for specialist care categories not currently 

available at St. David’s Home or in the area (e.g. EMI nursing, Mental 
Health Care and Dementia).  St. David’s provides residential care for older 
people without nursing, and is not licensed to care for people with 
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Dementia or Mental Health issues.  If care needs of residents in St. David’s 
change, they have to be relocated, sometimes out of Denbighshire, with 
the attendant upset. 

 
- the site is well located for the client group given good access to local 

services, shops and amenities. 
 

- St. David’s Home would be difficult to adapt to meet registration 
requirements for such specialist care service provision, hence the need for 
a modern ‘future compliant’ set up. 
 

- issues of demand for beds and the particular specialist care proposed have 
been researched.  Existing and proposed Care homes in the area are for 
residential elderly care, not specialist care as proposed here.  Specialists 
have projected increased demand for places in the private sector. 
 

- in terms of competition, it is understood there are only 2 other nursing 
homes providing the same mental disability nursing care category within a 
15 minute drive time catchments (Bradshaw Manor and Sandy Lodge). 
 

- considerable effort has been made to design the building and servicing 
arrangements to minimise effects on neighbouring property and the 
surrounding area. 
 

1.1.7 The applicant’s agents refer in the submission to a consultation with the local 
community on the proposals on 10th November 2010. 
 

1.1.8 The Traffic Survey report refers to a survey undertaken on 16th June 2011 of 
traffic flows and parking along Tarleton Street, including the number of vehicles 
associated with the current Home using that street.  The survey indicates 
approximately 32% of vehicles using Tarleton Street were associated with the 
operation of the home (staff, visitors, deliveries).  The report suggests that the 
proposed arrangements for the new development, including the new parking 
area, would bring about a 25-30% reduction in traffic flows along Tarleton 
Street based on the figures recorded.  It also suggests that service deliveries 
would be scheduled to supply both Care Homes as the same visit, and then 
would be directed to the new parking facility off East Parade. 
 

1.1.9 The Ecological report concludes there is no evidence of bats or other protected 
species, but recommends a standard precautionary approach to site 
development including the demolition of The Bungalow, to ensure suitable 
steps are taken if bat species are found. 

 
 

1.2 Description of site and surroundings 
1.2.1 The application site comprises a former bowling green located adjacent to a 

single storey detached dwelling located off Tarleton Street.  The site as a whole 
comprises some 0.2 hectares bounded to the west, east and south by 
traditional stone and brick walls with trees along the Tarleton Street boundary 
and younger trees and shrubs along the east boundary.  
 

1.2.2 Tarleton Street is a narrow road with unrestricted parking (other than close to 
its junctions with East Parade and Russell Road), and as a result of on-street 
parking, is effectively of single lane width.  It has only a narrow footway along 
its western side, and no footway along the side bordering the application site. 
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1.2.3 Apart from the bungalow which forms part of the site, Tarleton Street itself only 
has one 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. 
 

1.2.4 St. David’s Residential Home fronts onto East Parade and backs onto the north 
west of the site, with residential properties on Russell Gardens located on the 
south east boundary and properties on The Lawn and Olinda Street on the 
north east boundary. 
 

1.2.5 There are a mixture of architectural styles and heights of buildings in the 
locality, ranging from 2 storey dwellings on Russell Gardens, The Lawn and 
Olinda Street; two and 3 storey dwellings on Fairfield Avenue, which back onto 
Tarleton Street; the 4 storey St. David’s Home itself, and the 5 storey block at 
Glendower Court. 
 

1.2.6 The existing St. David’s Home is serviced by a main access point off Tarleton 
Street, which provides entry to a rear yard, where there is space for 5 or 6 cars 
to park.  This access point is used by all service/delivery/emergency vehicles.  
There is a narrow second access on the junction of Tarleton Street and East 
Parade, which provides entry to a small parking area at the front of St. David’s 
home, but this is not in regular use by staff or visitors. 
 

1.3 Relevant planning constraints/considerations 
1.3.1 The application site lies within an area of east Rhyl which is subject to policy 

HSG 15 of the Unitary Development Plan, this being identified as an area 
where there is a heavy concentration of non self-contained accommodation and 
there is a presumption against further conversions of properties to such uses.  
The designation is not of direct relevance to the application for a Care Home. 
 

1.4 Relevant planning history 
1.4.1 The site has been the subject of two significant applications for development in 

recent years.  These are referred to in detail in Section 2.  There have been 
refusals of permission at Committee for a 17 apartment scheme in 2005, and a 
12 flats/3lodges scheme in 2007.  Both have gone to appeal, and permission 
has been refused by the respective planning inspectors. 
 

1.4.2 The 2005 scheme for 17 apartments was refused by the Council on two 
grounds, one relating to the unacceptable impact of additional traffic from a 
new access on the narrow approach road of Tarleton Street, and the other to 
the physical impact of a 3 storey development.  The Appeal Inspector did not 
accept the Council’s arguments on the physical impact on the character of the 
area, but concluded a scheme involving a new access onto Tarleton Street to 
serve the whole development  would generate additional traffic and pedestrian 
movements and would lead to unacceptably greater risks to the safety of 
vehicles and pedestrians. 
 

1.4.3 The 2007 scheme for 12 flats and 3 lodges was refused by Denbighshire on 
highway grounds only.  The Appeal Inspector concluded in similar vein to his 
colleague in 2005 that a development involving a new access onto Tarleton 
Street to serve the whole development would generate unacceptable potential 
for conflict between vehicles and pedestrians because of the restricted nature 
of Tarleton Street. 
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1.5 Developments since the original submission 

1.5.1 Officers have sought clarification of a number of points relating to the 
application, dealing with matters concerning highways, relationships with 
nearby property, and ecology. 
 

1.5.2 Revised plans have been submitted reducing the height of the main roof 
running parallel with Tarleton Street to some 11 metres (from 12 metres 
height), and redesigning the window detailing on second and third floor 
windows  facing towards private amenity areas of properties on The Lawn, 
Olinda Street, and Glendower Court, to eliminate the possibility of overlooking. 
 

1.5.3 As noted in Section 1.1.7 and 1.1.8, additional information has also been 
submitted in the form of a  Traffic Survey Report, an Ecological Report, and an 
Operator’s Statement. 
 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 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 at Planning Committee  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 an 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.  Of relevance to 
the current application were the Inspector’s conclusions on the proposed 44 metre 
long, 3 storey apartment block set back 4 metres from Tarleton Street; which he 
considered would not be an overdevelopment or out of place in terms of siting and 
scale, having regard to the architectural character of the neighbourhood (including the 
massive 4 storey structure of St. David’s Home, the opinion that Tarleton Street is not 
of distinctive character, and 3 storey dwellings on Fairfield Avenue).  On highway 
grounds, the Inspector considered the proposals for a new access off Tarleton Street to 
serve a 17 apartment development would generate further traffic adding to conflict and 
congestion in the street and unacceptably greater risks to the safety of vehicles and 
pedestrians. 
 

2.2 45/2007/0470/PF 
Demolition of existing dwelling and development of land by the erection of 12 no. 1-bed 
flats and 3 no. 2l-bed lodges for assisted living for St. David’s Care Home and 
formation of new vehicular and pedestrian access (outline application seeking approval 
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of siting and means of access). 
REFUSED 12th December 2007 at Planning Committee.  The reason for refusal was:- 
 
 

”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 a 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 (vii) and (viii) of Policy GEN 6 and Policy TRA 6 of the 
Denbighshire Unitary Development Plan”. 
 

2.3 An appeal was lodged against the refusal, and was DISMISSED in July 2008. 
 
The Planning Inspector considered the main issue to be road safety, and having regard 
to the highway conditions on Tarleton Street, the proposed new access and parking 
area to serve the 15 units, concluded that the development would generate 
unacceptable potential for conflict between vehicles, and between vehicles and 
pedestrians, because of the restricted nature of Tarleton Street. 

 
 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy STRAT 1    -   General 
Policy STRAT 5    -    Design 
Policy STRAT 6    -    Location 
Policy STRAT 12  -    General (Transport) 
Policy STRAT 13  -    New Development 
Policy STRAT 14  -    Highways 
Policy STRAT 16  -    Community facilities and benefit 
 
Policy GEN 6        -    Development Control Requirements 
Policy CF1            -    Community Facilities – General 
Policy CF 5           -    Residential institutions 
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 Requirements in New Developments 
 

3.2 Supplementary Planning Guidance 
SPG 4   -  Open Space Requirements in New Developments 
SPG 21 -  Parking Requirements in New Developments  
 

3.3 GOVERNMENT GUIDANCE 
Planning Policy Wales (Edition 4 2011) 
Technical Advice Note 12 -  Design 
Technical Advice Note 18 – Transport 
Technical Advice Note 22 – Sustainable Buildings 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1 Principle 
4.1.2 Overconcentration of Residential/care homes 
4.1.3 Design/impact on visual character and amenity 
4.1.4 Impact on residential amenity 
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4.1.5 Highways, access and parking 
4.1.6 Open space/amenity space 
4.1.7 Inclusive Access 
4.1.8 Sustainable buildings 
4.1.9 Ecology 

 
 

4.2 In relation to the main planning considerations: 
4.2.1 Principle 

The strategic policies of the Unitary Plan look to concentrate development in 
the County’s main settlements to support sustainability principles (STRAT 1, 6, 
13), and seek to ensure such development is acceptable with regard to basic 
impacts (STRAT 5, 12 and 13).  The proposal is for the development of a Care 
Home and in terms of more specific policies would need to be assessed in 
respect of Policy CF1 and CF5 which set a context for proposals for 
Community Facilities and Residential Institutions respectively; and in terms of 
the more detailed policies, those dealing with design and amenity impact (GEN 
6), highways impacts (TRA 6 and 9), and open space(REC 2). The policies 
reflect the general guidance in Planning Policy Wales and Technical Advice 
Notes.  
 
Taken together, in principle, the policies do allow for developments of the 
nature proposed in one of the County’s main towns, but subject to due 
consideration of the localised impacts.  These are reviewed in the following 
sections of the report. 
 

4.2.2 Overprovision of C2 uses  
Policy CF5 of the Unitary Plan permits new Class C2 residential homes such as 
the one proposed, subject to a number of tests, including i), which requires 
assessment whether the proposal, in conjunction with existing, proposed, or 
committed Class C2 uses would not result in an overprovision of such uses in 
one particular area. 
 
To assist member’s consideration of this issue, a plan has been included at the 
front of the report which shows the location of existing residential/nursing/care 
homes in the area around the application site.  This suggests there are a 
number of homes scattered around the east end of Rhyl, but the predominant 
use is private dwellings./flats with a mix of other commercial uses.   
 
Policy CF5 does not offer guidance on what may be an ‘overprovision’ of Class 
C2 uses, but it is officers’ opinion that the grant of permission in this instance 
would not lead to or contribute to an overprovision affecting the character of the 
area.  There are no other current undetermined applications for the 
development of C2 homes in this area.  The Operator’s Statement makes it 
clear that the home would provide a specific specialist area of care not 
currently available in the area, so it would not be replicating facilities already 
present. 
 
Whilst respecting comments on the ‘need’ for another Care Home in Rhyl, 
given the background and the fact that there is no requirement within planning 
policy to establish need as a pre-requisite for the grant of planning permission, 
officers do not consider there is a case to oppose the application on grounds of 
over provision. 
 

4.2.3 Design/impact on visual character and amenity 
The requirement to take account of the acceptability of the development in 
terms of its design and visual impact are set out in Policy CF5 and GEN 6, and 



 36

in guidance within Planning Policy Wales and TAN 12.  This includes 
consideration of issues of scale, density, layout, landscaping and open space 
provision. 
 
The basic elevation and site plans are included at the front of the report and 
show the key design elements and the respective relationships with 
surrounding property.  Local concerns are expressed over the size/scale of the 
building and include questions over its acceptability having regard to the 
character of existing development in the locality. 
 
On the issues of scale and design, it is to be noted that factually, the proposal 
involves the erection of a substantial single building of some 50 metres length, 
with rooms on 3 floors, and a ridge height, as amended, of 11 metres.  This has 
to be viewed in the context of existing development in the locality, which 
includes a range of architectural styles and heights.  There are mainly 2 storey 
dwellings in the cul-de-sac developments at Russell Gardens, The Lawn, and 
Olinda Street to the south east, and along the north west end of Fairfield 
Avenue, backing onto Tarleton Street; linked 3 storey dwellings at nos. 3/5/7 
Fairfield Avenue backing onto Tarleton Street; the 40 metre long 4 storey block 
of St. David’s Home, itself immediately to the north west, and the 27 metre long 
4/5 storey block of flats at Glendower Court.  The Bradshaw Manor Care Home 
on Chester Street is a linked series of 3 and 2 storey buildings stretching over 
some 110 metres. 
 
Whilst respecting local comments over the issues of design and scale, the 
conclusions of the 2005 Appeal Inspector appear to be of some relevance, in 
that he commented on the character of development in the residential area 
being of dwellings from the Victorian period to the modern era, which vary in 
height and style, but that the overall architectural character of the 
neighbourhood included the massive structures of St. David’s Home and 3 
storey dwellings on Fairfield Avenue.  The Inspector did not accept the 
Council’s objections to the visual effect of the 3 storey apartment development 
proposed, including concerns over cramped development, siting and scale 
relative to surrounding property.  Officers suggest this is a significant 
conclusion in the context of the current scheme and that it would be difficult to 
justify a refusal based on the impact  on the visual character of the area. 
 

4.2.4 Impact on residential amenity 
Policies GEN 6 and CF5 oblige due consideration of the impact of 
developments on the amenities of residents, which includes assessment of the 
physical effects of a scheme on the enjoyment of property (privacy, 
noise/disturbance, etc). 
 
The application has generated concerns from local residents and the Rhyl 
Town Council on grounds of impact on privacy and amenity. 
 
There are a number of issues to address with regard to residential amenity 
impacts:- 
 
Privacy 
The privacy of occupiers of existing dwellings in the vicinity of the proposed 
care home can be affected by the location and distance from main windows of 
new development, which can result in overlooking between windows of 
respective units, and overlooking of private garden areas.  
 
Having regard to the revised detailing of the Care home, it is not considered 
there are likely to be issues of direct overlooking between bedroom, dining 
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room and lounge windows in the Home and main room windows of existing 
properties, given the respective relationship between buildings and the actual 
distances involved between them.  The only potential for direct overlooking 
between windows facing one another would be with the rear of dwellings on 
Fairfield Avenue (Nos. 5, 7, 11,15) and property on Olinda Street, Lawnside 
and flats at the rear of Glendower Court).  The rear walls of Nos. 5, 7 and 11 
Fairfield Avenue would be in the order of 28-30 metres from the front wall of the 
Care Home building, and given these distances and the intention to retain the 
existing trees along the site boundary in this area, it is not considered there 
would be any unreasonable overlooking arising from the development.  No. 17 
has no main first floor room windows facing the application site.  The walls of 
the dwelling Lawnside and the flats at Glendower Court would be some 31-33 
metres from the rear wall of the Care Home, which are well over the basic 21 
metre guideline in supplementary guidance for acceptable distances between 
windows facing one another.  There are no main room windows at first floor 
level on existing dwellings backing onto the site at Russell Gardens, and No. 10 
The Lawn gables onto the site with only an obscure glazed window in the 
elevation facing it. 
 
In terms of potential overlooking from the Care Home bedrooms, dining room, 
and lounges into private gardens of adjacent property, it is again considered 
that there would be no unreasonable amenity impacts from the development as 
revised.  The plans have been amended to redesign first and second floor 
bedroom windows facing north east on the gable ends of the two ‘wings’ at 
either end of the building, to address concerns at overlooking of private 
gardens to the north east.  The original plans showed these windows some 10 
metres from the boundary with the garden/amenity areas of the dwellings 
Lawnside, No. 10 The Lawn, and the rear of Glendower Court flats.  There is a 
2-3 metre high stone wall along the boundary with these properties.  There are 
no main room windows on the elevation of the Care Home facing Nos. 6 and 7 
Russell Gardens.  The windows of rooms along the front elevation of the Care 
Home would be some 15 metres from the 2m high boundary walls, which act as 
a screen for the rear gardens of Nos. 7, 9, 11 and 15 Fairfield Avenue.  The 
boundary wall and trees to be retained along the Tarleton Street frontage would 
act as an effective screen between the development and Nos. 7, 9 and 11 
Fairfield Avenue , so there would be limited prospect of overlooking towards the 
gardens of these properties.  The rear amenity area of No. 15 Fairfield Avenue 
is located opposite the proposed service vehicle pull in and is screened by a 
2m high wall/gate along Tarleton Street, so it would not be anticipated that 
there would be a significant potential for overlooking from the Care Home. 
 
Noise and disturbance 
In relation to the potential impact on the peaceful enjoyment of properties 
surrounding the site, it has to be acknowledged that the development of a 60 
bed Care Home would lead to increased levels of activity on what is currently a 
vacant site and empty bungalow.  However, given the site is within a town 
boundary where the principle of development is generally acceptable, and there 
is already a level of activity along Tarleton Street associated with St. David’s 
Home, it is respectfully suggested that there are no strong grounds to resist the 
proposal based on possible noise and disturbance from the development. 
 
Overpowering effect 
In officers’ opinion, whilst the Care Home proposed would be a substantial 
building, having regard to the conclusions of the 2005 Appeal Inspector on the 
impact of a 3 storey apartment development of similar size, to the detailing of 
the building and to its relationship with nearby property, it would be difficult to 
argue it would have an unacceptable and overpowering impact on dwellings in 
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this area, or that it would constitute an overdevelopment.  In respecting the 
concerns of the Town Council and local residents, it can be seen from the 
layout plan that the proposed building would occupy between 30-35% of the 
site area defined the former bowling green and the Bungalow to be demolished, 
and it would be set back from the site boundaries.  Taken together, it is 
suggested these factors offer limited support for a refusal based on grounds of 
overdevelopment or overpowering impact. 
 
Overall, Officers’ conclusion is that whilst there would be some visual impact 
from the development of a building of the scale proposed, the actual detailing is 
such that it would be difficult to pinpoint specific harm to residential amenity 
which could justify a refusal recommendation. 
 

4.2.5 Highways, access and parking 
Policies TRA 6 and 9, GEN 6 and CF5 oblige due assessment of the adequacy 
of parking and servicing provision and the acceptability of development 
proposals on the safe and free flow of traffic on the highway network.  These 
policies reflect the strategic policies of the Unitary Plan and national guidance 
in Planning Policy Wales and TAN 18, which also seek to ensure developments 
of this nature are easily accessible by different modes of transport and are 
accessible to local facilities and services. 
 
There are Town Council and local objections to the scheme based on highways 
concerns.  These include issues over the adequacy of parking proposals and 
the potential additional use of Tarleton Street, which is considered an 
inadequate service road because of its narrowness, on street parking and poor 
footway provision.  The agents have submitted a Traffic Survey Report which 
has been scrutinised by Highways Officers. 
 
Factually, the application involves removing the existing main access serving 
St. David’s Home from Tarleton Street, creating a 16 space car park/servicing 
area off East Parade, and a ’pull in’ for service and emergency vehicles on 
Tarleton Street.  The agents argue the arrangements seek to address previous 
objections by taking the main access off Tarleton Street, directing service 
vehicles to the East Parade entrance/parking area, leaving the Tarleton Street 
‘pull in’ for emergency vehicle access, etc. 
 
In officers’ opinion, the highway impacts remain the key consideration on the 
application, and require close scrutiny, having due regard to the comments 
received, the views of the highways officer, and the previous conclusions of the 
Appeal Inspectors in 2005 and 2008. 
 
Initially, officers suggest there is no dispute over the ‘inadequacy’ of Tarleton 
Street as a service highway.  It is a narrow road used by local residents for 
parking, resulting in its effective width being reduced so as to allow only one 
lane of traffic, with no dedicated passing places, and a very limited pedestrian 
footway on the western side only. 
 
The two previous refusals and dismissals on appeal have been based primarily 
on the impact of additional traffic likely to be generated by the developments 
proposed, through new vehicular accesses off  Tarleton Street, leading to 
conflict between vehicles moving along the street towards one another (with 
limited opportunity for passing) and conflicts with pedestrians, who are forced 
to walk along the road because of the inadequate footway. 
 
A relevant consideration on the current application is whether the proposed 
parking and servicing arrangements to serve what would be two residential 
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homes would actually give rise to additional use/conflicts on Tarleton Street 
above that which already occurs in connection with St. David’s Home, or 
whether the arrangements may result in an improvement to the existing 
situation. 
 
In this respect, it seems a clear ‘positive’ from the proposals that the staff/visitor 
parking area to serve the existing and the proposed home is now proposed at 
the front of St. David’s Home off a  new access onto East Parade.  This would 
obviate the need for staff and visitors to use Tarleton Street as an access road 
to the site, hence reducing the likely volume of cars connected with the 
home(s) needing to travel along that road.  If service vehicles are also to be 
encouraged to use the East Parade access, this would clearly ease the 
pressure on Tarleton Street. 
 
A clear benefit of the proposals would be that any service or emergency 
vehicles using Tarleton Street could park clear of the highway to load/unload by 
using the vehicle ‘pull in’ in front of the proposed Care Home.  This would 
represent a potential improvement on the current situation, since service 
vehicles can not now turn into the rear service yard and have no choice other 
than to stop on Tarleton Street, blocking traffic for the duration of their drop 
off/pick up.   
 
It has to be accepted on the other hand that there is likely to be a proportional 
increase in the number of service vehicles associated with the running of two 
Homes, but if joint deliveries are to be encouraged and these are to be directed 
to the East Parade access, then the impacts on Tarleton Street may be 
reduced.   
 
The Highway Officer is of the opinion that a dedicated ‘pull in’ clear of the 
carriageway along Tarleton Street is worth supporting.  When not in use, this 
pull in would also provide a recognisable passing bay for vehicles approaching 
one another in opposite directions along Tarleton Street, something which is 
not possible at present. 
 
As to the adequacy of parking spaces proposed within the new car park off 
East Parade to serve the two homes, the Highways officer confirms that it 
would be unreasonable to oppose the scheme given the location of the site 
near to the town centre, on a bus route, and its close proximity to large public 
car parks along East Parade. 
 

4.2.6 Open space/amenity space provision 
Policy REC 2 of the Unitary Plan sets a requirement, where appropriate, within 
new development for landscaped amenity areas as an integral part of a 
development. 
 
The submitted plans show proposals for a landscaped open area between the 
proposed Care home building and the eastern boundary of the site, measuring 
some 600m², and there is additional landscaped space between the care home 
and St. David’s Home, and between the Care Home and Tarleton Street.  The 
agents advise the main amenity area would be for use by residents of both 
homes. 
 
In officers’ view, the proposals for amenity space are acceptable.  This issue 
was tested at the 2005 appeal where the Appeal Inspector did not accept the 
Council’s concerns and concluded that the loss of the bowling green would not 
give rise to a significant loss of visual amenity, and he was satisfied that the 
limited amenity area proposed around the existing conservatory was adequate 
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for residents of St. David’s Home.  The proposed amenity area to serve both 
homes is considerably larger than that proposed in the 2005 scheme. 
 

4.2.7 Inclusive access 
The requirement for mandatory access Statements is outlined in TAN 12 
Design and TAN 18 Transport, and Policy GEN 6 which sets out the need to 
provide safe and convenient access for persons with disabilities.  SPG 8 
‘Access for All’ supplements this policy, together with SPG 25 ‘Residential 
Development Design Guide’ and the Council’s document ‘Planning and 
Inclusive design’. 
 
The Design and Access Statement identifies a positive approach to inclusive 
design, respecting the Welsh Government approach.  There is clear provision 
for ramped access from the proposed car park area at the East Parade end of 
the site, to the rear, and the service pull in off Tarleton Street offers an 
alternative ‘drop off’ point for the proposed Care Home for those with mobility 
problems. 
 
Taken together it is considered the proposals offer reasonable provision for 
safe and convenient access for persons with disabilities. 
 

4.2.8 Sustainability Code issues 
Guidance in TAN 12 Design and TAN 22 Sustainable Buildings has a 
introduced an obligation on applicants to demonstrate the approach to a range 
of design considerations, including how inclusive design and standards of 
environmental sustainability are to be achieved.  These reflect general 
requirements in the strategic policies of the Unitary plan STRAT 1 and 13 to 
ensure sustainable development principles are embodied in schemes. 
 
In the case of this submission, the Sustainability Code requirements of 
Planning Policy Wales, TAN 12 and 22 are considered to have been 
satisfactorily addressed.  The application includes information showing how the 
development could attain the relevant minimum required credits to meet the 
BREEAM ‘very good’ standards (for non-residential buildings) including an 
energy performance rating of 30, which falls within Category B (the range being 
A+ - G, with A+ being the highest possible rating).  Conditions can be attached 
to any permission to secure the BREEAM ‘very good’ standard. 
 

4.2.9 Ecology 
The current legislative and planning policy framework sets a strict requirement 
on the local planning authority to take into account the potential impact on 
wildlife and in particular protected species.  (Policies ENV 1, ENV 6, ENV 8 and 
GEN 6; Planning Policy Wales : Habitat Regulations 2010; Unitary Plan Policy 
and Supplementary Guidance).  Significantly, where there are grounds for 
suspecting the presence of European Protected Species, their presence should 
be established before the grant of permission. 
 
One objector makes reference to the site being a haven for wildlife. 
 
The applicant’s agents have submitted an Ecology report which concludes 
there is no evidence of a protected species presence on the site.  The Council’s 
Biodiversity Officer raises no objections. 
 
Having regard to the location and information provided, it is not considered 
there are any protected species issues to address here.  The proposals do not 
conflict with the policies referred to, but it would be appropriate in the event of a 
permission being granted, to include a suitably worded note to the applicants to 
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ensure any development is undertaken outside the bird nesting season to 
ensure any impacts are minimised. 
 
 

5. SUMMARY AND CONCLUSIONS: 
5.1 The site has been the subject of two previous applications in 2005 and in 2007 for the 

development of apartments and flats, which involved the creation of a main 
access/parking area off Tarleton Street.  Permissions were refused on both 
applications, and appeals dismissed, primarily on grounds that additional traffic on 
Tarleton Street would add further to conflicts between vehicles and pedestrians on that 
highway. 
 

5.2 The current proposal is for a substantial Care Home linked to proposals for a new 
parking area off East Parade, and a ‘pull in’ clear of Tarleton Street for use by 
emergency/service vehicles.  The applicant’s agents argue this seeks to address 
previous highway concerns, and have suggested that traffic flow associated with the 
development would be reduced as a result. 
 

5.3 There remain concerns amongst local residents over the highway implications, and the 
physical impact of the development as expressed by Rhyl Town Council and local 
residents. 
 

5.4 Having assessed the particular details of the development, the conclusions of 
consultees and the comments of the Appeal Inspectors on the 2005 and 2007 
applications, officers take the view that the issues are finely balanced, but that the 
proposals do justify a positive recommendation.  The reasons are set out in the report, 
but are primarily based on the relocation of the main parking area and access to the 
East Parade frontage, which would help to limit use of Tarleton Street to emergency 
and service vehicles via a designated ‘pull in’ clear of the road, which would also act as 
a passing place for all traffic when not in use.  The Highways Officers have raised no 
objections to the proposals.  It is not considered the proposed new building would be 
out of character with the locality, or that it would lead to unacceptable loss of privacy or 
amenity for residents. 

 
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. PRE-COMMENCEMENT CONDITION 

Prior to the commencement of the development, the written approval of the Local 
Planning Authority shall be obtained in respect of the walls and roof materials to be 
used for the new building hereby permitted and no materials other than those approved 
shall be used. 

3. No part of the Care Home herby permitted shall be brought into use until the approved 
parking/servicing area and access off East Parade, and the service/emergency vehicle 
pull in off Tarleton Street have been completed.  The parking area and vehicle pull in 
shall be retained at all times for use in connection with the existing St. David's Home 
and the new Care Home. 

4. No work shall be permitted to commence on the new access, parking area and vehicle 
pull in, and the pathways and ramp around the site until the formal written approval of 
the Local Planning Authority has been obtained to the extent of fill and drainage 
arrangements relative to adjacent property, the detailed surfacing materials and 
associated external street furniture, and to the detailed arrangements for restricting the 
existing vehicle access on the junction of East Parade and Tarleton Street to a 
pedestrian only access. 

5. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding 
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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. 

6. All trees and hedges to be retained as part of the development hereby permitted shall 
be protected during site clearance and construction work by 1 metre high fencing 
erected 1 metre outside the outermost limits of the branch spread, or in accordance 
with an alternative scheme agreed in writing by the Local Planning Authority;  no 
construction materials or articles of any description shall be burnt or placed on the 
ground that lies between a tree trunk or hedgerow and such fencing, nor within these 
areas shall the existing ground level be raised or lowered, or any trenches or pipe runs 
excavated, without prior written consent of the Local Planning Authority. 

7. The building hereby permitted shall be constructed to achieve a minimum Building 
Research Establishment BREEAM (or subsequent equivalent quality assured scheme) 
overall 'Very Good' and achieve 6 credits under category Ene 1 in accordance with the 
requirements of BREEAM 2008. 

8. PRE-COMMENCEMENT CONDITION 
No development shall be permitted to commence, nor any works on the demolition of 
The Bungalow, until a detailed construction method statement has submitted to and 
has been approved in writing by, the Local Planning Authority, to include for details of 
proposed days and hours of work, arrangement for accessing Tarleton Street and 
protecting residents rights of access to property, and the means of mitigating noise and 
dust impact. 

9. Foul water and surface water discharges shall be drained separately from the site. 
10. No surface water shall be allowed to connect, either directly or indirectly, to the public 

sewerage system unless otherwise approved in writing by the Local Planning Authority. 
11. Land drainage run off shall not be permitted to discharge, either directly or indirectly 

into the public sewerage system. 
12. No demolition works shall be permitted to commence until a contract for the carrying 

out of the works of construction of the new Care Home and associated developments 
has been made. 

13. The detailing of the Care Home building hereby permitted shall include provision for 
suitable bat friendly features prior to its completion, in accordance with such details as 
may be submitted to and approved in writing by the Local Planning Authority. 

 
 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 

1990. 
2. In the interests of visual amenity. 
3. To 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. 

4. In the interests of visual amenity and highway safety. 
5. To ensure a satisfactory standard of development, in the interests of visual amenity. 
6. In order to ensure that trees and hedges to be retained are not damaged by building or 

engineering works. 
7. To comply with the provisions of TAN 22 - Planning for Sustainable Buildings. 
8. In order to protect existing trees in the course of development works. 
9. To protect the integrity of the public sewerage system. 
10. To prevent hydraulic overloading of the public sewerage system, to protect the health 

and safety of existing residents and ensure no detriment to the environment. 
11. To prevent hydraulic overload of the public sewerage system and pollution of the 

environment. 
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12. In the interests of visual amenity. 
13. In the interests of wildlife conservation. 
 
 
NOTES TO APPLICANT: 
 
If a connection is required to the public sewerage system, the developer is advised to contact 
Dwr Cymru Welsh Water's Developer Services on 0800 917 2652. 
 
You are advised of the separate requirement to satisfy the relevant parts of the Buiding 
Regualtions in connection with the development, including those sections relating to Fire Safety 
and access for fire service vehicles. 
 
Separate consent will be required from the Highway Authority under Section 184 of the 
Highway Act 1980 for the new vehicular footway crossing on East Parade and the Service Drive 
tie into existing highway on Tarleton Street.  You are advised to contact Gail McEvoy on 01824 
706882 to discuss the requirements under the Act. 
 
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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  EOC 
ITEM NO: 
 

8 

WARD NO: 
 

Rhyl West 

APPLICATION NO: 
 

45/2011/0815/ AD 

PROPOSAL: 
 
 

Display of 2 no. illuminated fascia signs and 1 no. illuminated hanging sign 
(retrospective application) 

LOCATION:  83  High Street   Rhyl 
 

APPLICANT: The Money  Shop  
 

CONSTRAINTS: Conservation Area 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

RHYL TOWN COUNCIL 
‘Objection, on the grounds that the signage (already installed) has a negative impact on 
the conservation area’. 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
CONSERVATION OFFICER / THI MANAGER 
Object, as the signs do not meet any of the policy or guidance on advertisements in 
conservation areas. 

 
RESPONSE TO PUBLICITY: 

None 
 

EXPIRY DATE OF APPLICATION:   30/08/2011 
 
REASONS FOR DELAY IN DECISION (where applicable):  

• timing of receipt of representations 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 Advertisement consent is sought for the display of two illuminated fascia signs 

and an illuminated hanging sign at Number 83 High Street in Rhyl. 
 
1.1.2 Two fascia signs have been erected, one on the High Street frontage and one 

on the Russell Road frontage. The signs comprise an aluminium tray with 
acrylic lettering and are externally illuminated by strip lights above. The sign 
reads ‘The Money Shop’ with the word ‘The’ in white on a red background and 
‘Money Shop’ in black lettering on a yellow background.  The hanging sign 
comprises an aluminium flag box with acrylic lettering, which is internally 
illuminated.  
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1.2 Description of site and surroundings 

1.2.1 Number 83 is located on the corner of High Street and Brighton Road. The site 
is surrounded by a mixture of mainly retail uses with a variety of advertising 
signage. 

 
1.3 Relevant planning constraints/ consideration 

1.3.1 The site lies within the development boundary of Rhyl and is within a 
Designated Town and District Centre in the Unitary Development Plan, where 
policy RET 1 applies. RET 1 identifies such centres as the main location for 
retail and commercial development appropriate to the centre.  
 

1.3.2 The site lies within the Rhyl Conservation Area, where policies CON 5 and 
CON 8 of the Unitary Plan apply, both seeking to ensure proposals preserve or 
enhance the character of the area. 

 
1.4 Developments/changes since the original submission 

1.4.1 None. 
 

1.5 Other relevant background information 
1.5.1 Retrospective planning permission was granted in July 2011 for a change of 

use of the property to A2 financial and professional service and it is trading as 
‘The Money Shop’, which offers cheque cashing services, foreign currency 
exchange and ‘cash till payday’ services. 

 
1.5.2 The signage was erected in June 2011. It has been the subject of an 

enforcement investigation. 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 45/2011/530  Change of use from Class A1 (Retail) to Class A2 (Financial & 

Professional Services). Granted by Planning Committee on the 27th July 2011.  
 

3. RELEVANT POLICIES AND GUIDANCE: 
The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 11 Advertisements within Development Boundaries 
Policy GEN 6   Development Control Requirements 
Policy CON 5 Conservation Areas 
Policy CON 8 Advertisements in Conservation Areas 
 

3.2 Supplementary Planning Guidance 
SPG No. 12 - Shop Fronts 
SPG No. 13 - Conservation Areas 
SPG No. 17 - Advertisements 
 

3.3 GOVERNMENT GUIDANCE 
Planning Policy Wales, Edition 4, February 2011. 
Welsh Office Circular 61/96 - Planning and The Historic Environment 
Technical Advice Note Wales 7 (Outside Advertisement Control) 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1 Principle 
4.1.2 Impact on visual amenity/conservation area 
4.1.3 Impact on highway safety 
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4.2 In relation to the main planning considerations: 

4.2.1 Principle 
The principle of suitable advertisements within development boundaries is 
acceptable. Acceptability of specific proposals are assessed against GEN11. 
GEN11 sets out five tests which are that advertisements; i) Are of a size and 
type that relate well to the building on which they are sited; ii) Are of a high 
standard of design and materials; iii) Are located so as not to cause or create a 
highway safety hazard; iv) Are in keeping with and do not detract from the 
surrounding street scene; v) Are of a minimum intensity of illumination. 

 
The application site is located within a Conservation Area and within the 
Townscape Heritage Initiative Area. Within Conservation Areas, special 
attention should be paid to preserving and enhancing the character and 
appearance of the area.  
 
Policy CON 8 states that advertisements within Conservation Areas will be 
permitted provided that; the sign preserves or enhances the character of the 
area; glossy and highly reflective materials and internal illumination are 
excluded; and the signage respects the physical appearance of the premises in 
order to readily integrate with its surroundings. 
 
Guidance in SPG No. 12 Shopfronts states great care should be taken in 
choosing colours for signage and try to avoid using bright colours in order to 
attract more attention. If all shops are brightly coloured there is no benefit 
individually and the overall effect is gaudy.  
 
Guidance on SPG No. 13 Conservation Areas states in order to ensure that 
development proposals and proposals for the display of advertisements do not 
detract from the special character of Conservation Areas. 

 
4.2.2 Impact on visual amenity/conservation area 

Policy CON 5 seeks to ensure that development does not harm the appearance 
or character of the conservation area. CON 8 relates specifically to 
advertisements within Conservation areas and GEN 11 relates to general 
signage.  
 
This application proposes bright, coloured aluminium signage with acrylic 
lettering. The fascia signage is illuminated externally and the box sign is 
illuminated internally. There are objections from the Town Council and the 
Conservation Officer. 

 
Policy and Supplementary Planning Guidance recommends careful control over 
design aspects of adverts, where use of materials, scale and siting of signage, 
lighting and style of advertisements are important considerations, and it 
suggests that fascia signs in conservation areas should be painted not 
internally illuminated. Whilst it is reasonable to expect commercial properties to 
illuminate adverts, garish colours or high intensity light often have an adverse 
impact on individual or groups of buildings or shopping centres. SPG No. 13 
refers to corporate signage, and accepts it is designed and located to promote 
company image and identity, however these have to be considered against the 
same criteria as other signs and Applicants for corporate signage should note 
that the same sign may not be appropriate in all locations, and they should be 
prepared to compromise to alter their signage to take this into account. 

 
It appears little consideration was given to the relevant planning policies in 
choosing the particular signage, and standard Money Shop advertising and 
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branding was used. Whilst it is noted there is a range of signage on the High 
Street in Rhyl, efforts are being made to regenerate the area and introduce 
better quality development.  
 
As detailed above the aim of the policies and guidance relating to Conservation 
Areas and signage is to ensure advertisements are appropriate for the area in 
which they are located. It is considered the proposals do not take account of 
the relevant policy, or the context in which the site is located. Therefore the 
visual impact of the signage is not considered acceptable.  
 

4.2.3  Impact on highway safety 
Policy GEN 6 criteria (vii) permits development where it does not have an 
unacceptable effect on the local highway safety.  
 
Highways Officers have raised no objection to the signage and consider there 
would be no detrimental impact on highway safety.  
 
The proposal is not considered to conflict with highway safety polices.  
 

 
5. SUMMARY AND CONCLUSIONS: 

 
5.1 Considering the nature of the signage it is suggested that this is in conflict with policy 

and guidance, and the application is recommended for refusal.  Refusal would 
effectively authorise officers to undertake the necessary legal action to secure removal 
of the signs should the applicants exercise their right of appeal and such appeal be 
unsuccessful. 

 
RECOMMENDATION: REFUSE – for the following reason:- 
 
 
 
The reason is :- 
 
1. It is the opinion of the Local Planning Authority that as a result of design, materials, 

colour, method of illumination and overall appearance of the signs that they have an 
unacceptable impact on the visual amenity of the area and on the character and 
appearance of the Conservation Area, contrary to Policies CON 5, and CON 8 of the 
Denbighshire Unitary Development Plan, Supplementary Planning Guidance Note No. 
13, (Conservation Area), No. 12 (Shop fronts), and No. 17 (Advertisements). 

 
 
NOTES TO APPLICANT: 
 
None 
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  SWJ 
ITEM NO: 
 

9 

WARD NO: 
 

St Asaph East 

APPLICATION NO: 
 

46/2011/0656/ PC 

PROPOSAL: 
 
 

Retention of wall over 2 meters in height (retrospective application) 

LOCATION: The Croft  Upper Denbigh Road   St. Asaph 
 

APPLICANT: Mrs Elin  Reeve  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

ST. ASAPH TOWN COUNCIL 
‘Object – unacceptable intrusion into the visual amenity of the area’.  

 
RESPONSE TO PUBLICITY:  
None received   

 
EXPIRY DATE OF APPLICATION:   14/08/2011 
 
REASONS FOR DELAY IN DECISION (where applicable):  

• timing of receipt of representations 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The proposal involves the retention of a recently altered boundary wall to the 

rear garden of The Croft. The wall measures some 14 metres in length, with an 
overall ground to top height of 2.6 metres. The design includes grey blockwork 
with brick pillars.  Planning permission has been necessary as an original wall 
have been increased in height above 2.0 metres. 
   

1.1.2 The information submitted with the application advises that the proposal would 
provide added privacy to the property.  

 
1.2 Description of site and surroundings 

1.2.1 The Croft is a detached property located off Upper Denbigh Road, to the north 
west of Ysgol Glan Clwyd. The property has a relatively large garden area, 
which includes a detached garage building to the west. To the north, lies the 
semi – detached two storey properties of Fron Haul and associated rear garden 
areas,  with two further detached properties to the west, near the entrance 
to/with Upper Denbigh Road (see plan at the front of the report) 

 
1.2.2 Directly adjoining the length of the rear boundary to the Crofts runs a private 

pathway which is understood to serve an allotment area, further to the east.  A 
hedge lies along the northerly edge of the path along the rear of the Fron Haul 
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residential estate properties. Mature trees exist to the west of the Croft 
curtilage, and to the east, on a separate site.      

 
1.2.3 The property has an established rear boundary wall constructed with render 

and brick pillared features, which steps down from west to east  along the 
majority of the wall length.  

 
1.2.4 There are limited public views to and from the site. The site is well screened 

and there are no public footpaths in the immediate vicinity.          
 

1.3 Relevant planning constraints/considerations 
The site les within the development boundary of St. Asaph  

 
1.4 Relevant planning history 

1.4.1 Information included in paragraph 2.1 outlines the planning history.   
 

1.5 Developments/changes since the original submission 
1.5.1 None  

 
1.6 Other relevant background information 

1.6.1 The matter was brought to the attention of Planning Services’ Enforcement 
Team in May of this year.  A site visit by an Enforcement Officer established 
that a  section of the wall had, at the time, been recently raised above the 
‘permitted development’ height of 2.0  metres.  
 

2. DETAILS OF PLANNING HISTORY: 
2.1 There is no recent planning application history relating directly to the property, The 

Crofts. There are a number of historical planning application references relating to the 
erection of single dwellings, and other buildings.  
It is understood that the original dwelling was constructed in the late 1990’s.  

 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6 – Development Control Considerations  
 

3.2 GOVERNMENT GUIDANCE 
Planning Policy Wales 2011 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1  Principle 
4.1.2  Visual and landscape impact 
4.1.3  Impact on amenity 

 
  

4.2 In relation to the main planning considerations: 
4.2.1 Principle 

GEN 6 requires assessment of all proposals subject to a number of criteria, 
including site specific design and effect on the surrounding locality. These 
points are covered in the remainder of the report.   

 
4.2.2 Impact on visual amenity 

Policy GEN 6 i) – iv) contains general considerations to be applied to test the 
acceptability of development on the visual amenities of an area.    
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The design and appearance replicates the wall which has previously existed on 
the site.  
 
With respect to the objections of the Town Council, provided the blockwork part 
of the wall is  rendered cream to match the existing, it would be difficult to 
conclude that the proposal would conflict with criteria i) ii) and ii)   of GEN 6.  A 
suitable condition could be included to require the wall to be completed in 
cream to match the existing. i.e. original wall.        
 

4.2.3 Impact on amenity  
Test vi) of Policy GEN 6 requires that development does not unacceptably 
affect the amenities of local residents.  

 
The limited, additional increase in height to the original wall places it consistent 
with the height of the original wall on the westerly side. Whilst noting the 
existence of a private pathway and hedgerow, given the distances and 
juxtaposition of the properties at Fron Haul, Officers consider the proposal 
would have limited adverse impacts.         
 

5. SUMMARY AND CONCLUSIONS: 
5.1 Whilst it is acknowledged that the application is in retrospect, the applicants have 

cooperated fully with Planning Services in submitting a planning application. In 
acknowledging the Town Council Objection, Officers conclude that the impact of this 
wall is limited and there are no reasonable grounds for refusal.    

 
RECOMMENDATION: - GRANT subject to the following conditions:- 
 
 
1. Within 3 months of the date of this decision, the blockwork section of the wall within the 

curtilage of The Croft shall be rendered and finished in a cream colour to match the 
existing colour of the wall. 

 
 
The reason(s) for the condition(s) is(are):- 
 
1. In the interests of the amenities of the locality. 
 
 
NOTES TO APPLICANT: 
 
None 
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  EOC 
ITEM NO: 
 

10 

WARD NO: 
 

St Asaph East 

APPLICATION NO: 
 

46/2011/0764/ PF 

PROPOSAL: 
 
 

Demolition of single-storey outrigger and construction of two-storey pitched-
roof extension and conservatory to rear of dwelling 

LOCATION: 5  Fron Haul   St. Asaph 
 

APPLICANT: Mr T G  Williams  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
CONSULTATION RESPONSES: 

ST ASAPH CITY COUNCIL-  
‘Object, over intensive development of site’.  

 
RESPONSE TO PUBLICITY: 

None 
 

EXPIRY DATE OF APPLICATION:   16/08/2011 
 
REASONS FOR DELAY IN DECISION (where applicable):  

• Timing of receipt of representations 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The application proposes demolition of an existing single storey rear toilet 

extension and the erection of two storey extension and conservatory extension 
at 5 Fron Haul, St. Asaph.  

 
1.1.2 The proposed two-storey extension would measure 4.9 metres in length by 4.1 

metres in width, with a height of 4.8 metres to eaves, 6.6 metres to the ridge.  
This extension would comprise of a ground floor kitchen with bedroom over.  
The attached conservatory would measure 3.5 metres in length by 4 metres 
width, with an overall height of 2.8 metres to ridge.   

 
1.1.3 Windows are proposed on the side and rear elevations at ground floor level, 

and on the rear elevation at first floor level.  
 

1.2 Description of site and surroundings 
1.2.1 The dwelling is a semi-detached two-storey unit on a residential cul de sac in St 

Asaph. Across the access road to the north there is a school playing field, and 
there is open space to the rear.  

 
1.2.2 Abutting the rear of the property is a right of way serving the adjoining 

dwellings. The adjacent property has a single storey flat roof extension to the 
rear. 
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1.3 Relevant planning constraints/considerations 
1.3.1 The site is located within the development boundary of St Asaph.  

 
1.4 Relevant planning history 

1.4.1 An identical application was granted permission in December 2005, but the 
works were never commenced.  
 

1.5 Developments/changes since the original submission 
1.5.1 None. 

 
1.6 Other relevant background information 

1.6.1 None. 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 Planning Ref. 46/2005/1412 Demolition of single-storey outrigger and construction of 

two-storey pitched-roof extension and conservatory to rear of dwelling. Granted under 
delegated powers December 2005. 

 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6 Development Control Requirements 
Policy HSG 12 Extensions to Dwellings 

 
3.2 Supplementary Planning Guidance 

SPG Note No. 1 Extensions to Dwellings 
SPG Note No. 24 Householder Development Design Guide 

 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1  Principle 
4.1.2  Detailed design and impacts 

 
4.2 In relation to the main planning considerations: 

4.2.1 Principle 
The principle of extending existing dwellings is acceptable in relation to policies 
HSG 12 and GEN 6 of the Unitary Development Plan (UDP). Supplementary 
Planning Guidance (SPG) 1 and 24 give more specific guidance on what is 
acceptable and details of best practice. HSG 12 permits extensions to a 
dwelling subject to four tests. These tests are an assessment of the 
acceptability of; scale and form; design and materials; the impact on the 
character, appearance and amenity standards of the dwelling and its immediate 
locality; and whether the proposal represents overdevelopment of the site. The 
assessment of these impacts is set out in the following section. GEN 6 contains 
a wide range of general development control requirements that all development 
proposals need to comply with. The purpose of this general policy is to help 
ensure that proposed development is of a high standard and has minimal 
adverse impacts. SPG 1 sets out the general principles of acceptable 
extensions to dwellings and SPG 24 offers basic advice on the principles to be 
adopted when designing domestic extensions. The detailed impacts are 
considered below.  
 

4.2.2 Detailed design and impacts 
Scale and form 
Test i) of Policy HSG 12 requires extensions to dwellings to be subordinate in 
scale and form to the original dwelling.  
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The extension is lower in height and occupies significantly less floorspace than 
the original dwelling and is therefore deemed to be acceptable in terms of scale 
and mass. 

  
Design and materials 
Test ii) of Policy HSG 12 requires extensions to dwellings to be sympathetic to 
the original dwelling and character of the area in terms of design and materials. 
 
The proposed design and selection of materials are considered sympathetic to 
the appearance and character of the existing dwelling and would therefore be 
acceptable in terms of this test. 

  
Impact on character, appearance and amenity standards of the locality 
Test iii) of Policy HSG 12 seeks to ensure that proposals to extend dwellings 
do not harm the amenity of the area by way of loss of privacy or light to 
neighbouring dwellings.  
 
It is not considered the proposal will impact on the privacy and amenity of 
nearby occupiers; the proposal will not overlook the adjoining properties or 
cause a loss of amenity owing to design and boundary treatment. Furthermore 
the extensions are is set back from the boundary and there are no side 
windows at first floor level.  

 
Overdevelopment of the site 
Test iv) of HSG 12 states that proposals should not result in an 
overdevelopment of the site.  
 
The proposal is not considered to be an over development of the site, with 
sufficient amenity space remaining after the development is implemented for 
the enjoyment of the occupiers. 
 
 The comments of the City Council are duly noted, but Officers do not consider 
the proposal would lead to an over-development of the site. Whilst the 
application proposes an extension that projects 4.5 metres from the rear of the 
dwelling at two storey level, with a conservatory attached, the remaining garden 
depth would be 9.4 metres which is substantially above the 6 metres 
recommended garden depth in SPG No. 1.  
 

5. SUMMARY AND CONCLUSIONS: 
5.1 It is considered that the proposal complies with policy and it is recommended that 

permission be granted. 
 
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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  SWJ 
ITEM NO: 
 

11 

WARD NO: 
 

St Asaph West 

APPLICATION NO: 
 

46/2011/0793/ PO 

PROPOSAL: 
 
 

Proposed redevelopment of 0.9 hectares of former school site involving the 
demolition of existing buildings, the erection of 17 No. residential dwellings, 
means of access, creation of Children's (toddler) Playspace Area and 
transfer of school playing field to neighbouring Primary School (Outline 
application including access - all other matters reserved) 

LOCATION: St. Winifreds School  Heol Esgob   St. Asaph 
 

APPLICANT: Father Francis  Doyle R C Diocese of Wrexham, 
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

CITY OF ST.ASAPH TOWN/ COUNCIL – ”Object – such development would create 
considerably more traffic on an already overburdened road system – N.B further 
comment ‘without prejudice’ – If the development was permitted it is considered that the 
proposed dwellings fronting Heol Esgob should be set further back from the highway 
(and/or should be single storey) and that provision should be made for improved access 
to the neighbouring school”.            
 
CONTRYSIDE COUNCIL FOR WALES 
Concurs with the conclusions of the ecological assessment and that the maintenance of 
the favourable conservation status of European Protected Species will not be affected. 
Mentions the need to conserve biodiversity, including consideration of planned provision 
of ‘linear ‘and ‘stepping stone’ habitats.   
 
WELSH WATER  
Advises on the need to include standard conditions regarding separation of foul and 
surface water.  No problems envisaged with the Waste Water Treatment Works.  
Mentions reference to a water main crossing the site. 
 
ENVIRONMENT AGENCY  
Confirms that: 
• Flood zone - the site is partially located within Zone C2 as defined by the 

Development Advice Maps relating to TAN15, Development and Flood Risk (July 
2004).  According to Environment Agency Floodzone maps, this part of the site only 
lies within the most extreme flood zone 2, i.e. at risk from the 0.1% storm event.  
According to drawing number C733-01 (SBS Design Ltd, dated 7/3/11), the 
proposed layout indicates that the houses are to be located outside the flood zone. 
Providing the development is constructed as shown in this drawing, a Flood 
Consequence Assessment is not required to accompany this application.   

• Surface Water Drainage - to achieve any attenuation of surface waters on site, 
advocates Sustainable Urban Drainage Systems (SuDS) being used. 

• Dwr Cymru/Welsh Water should confirm if the sewerage and sewage disposal 
system serving the development has sufficient capacity to accommodate the 
additional flows generated as a result of the development.  
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DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
SENIOR BIODIVERSITY OFFICER –  No objection to the principle of the proposal. 
Highlights a number of points:  
 
Protected species - Confirms that bats are the main protected species issue with this 
site. Notes that access to the building for the submitted survey was difficult to obtain and 
limited, and concurs with the assessment as having a low potential for roosting bats. 
However, disagrees with one part of the ecological report (bats), i.e. "No issues are 
thought to exist for the demolition of the building". As an ecological survey is only a 
snapshot in time, there is the potential that bats and/or birds could have since begun to 
use the building. A precautionary approach is therefore recommended, following the 
standard precautionary generic recommendations during the demolition phase: Suggests 
a note to applicant, highlighting that the new buildings should incorporate some basic bat 
friendly features. The conclusions and recommendations of the ecology report for 
habitats, reptiles and birds are sufficient and should be followed. 
Arboricultural report – has some concerns regarding the recommendations of the report, 
involving trees and potential bat implications, with no clear explanation given for the trees 
to be removed, specifically the group along the eastern boundary of the site ( ivy-clad 
sycamores and hawthorn hedge). This was observed to be used as a bat flight line in the 
ecology survey and the ivy-clad trees assessed as having potential to be used by bats for 
roosting. These trees should be retained.  If it is necessary to remove them this should 
be compensated for by improving the hedgerow with a mixture of suitable native species 
and installing bat boxes on nearby trees.  A separate tree (T13) has also been 
recommended for removal and may have some potential for bats as it is ivy clad. If any 
ivy-clad trees are to be removed, precautionary measures should be followed, to avoid 
killing or injuring bats or destroying active bird’s nests: The report also recommends a 
single species hornbeam hedge to replace various trees to be removed in the front 
gardens of the proposed properties. This would have little wildlife value - recommends a 
hedge comprising a mixture of native species should be used.  
 
TREE CONSULTANT  
No objections to the proposed development.  All trees to be retained should be protected 
with adequate fencing. Notes the comments of the Senior Biodiversity Officer, and has 
no objections to the retention of the Sycamores on the east for bat potential. Notes the 
recommendation in the arboricultural report for aesthetic and potential safety reasons, 
and the inclusion of a native species hedge could be accommodated. 
 
AFFORDABLE HOUSING OFFICER  
Advises: 

• There are currently 527 applicants on our social housing list for St Asaph 
(requirement for rented property)  

• Currently there are no applicants on the Affordable Housing Register (people 
who specifically want to purchase).  Should the scheme go ahead, active work 
with the local members would be involved to promote the scheme to encourage 
St Asaph residents to apply.  

• The application for 17 units requires 5 affordable units, with preference for 2/3 
bed properties.  These would be sold as Low Cost Home Ownership (LCHO - 
discounted by the developer to sell outright) or if grant funded using a housing 
association, the property could be sold as shared ownership or rented. Sale price 
would be 3 x local income for St Asaph for that time, according to CACI data 
(annually from Welsh Assembly).  

• The units must conform to the Welsh Assembly Design Quality Requirements 
(grant funded) or Denbighshire’s minimum space standards (LCHO) and be of 
the same design and materials as the open market units.  
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PLANNING POLICY  
Notes:-  

• A portion of the site is covered under policy REC 1 ‘Protection of Existing Open 
Space’ in the adopted UDP.  Currently the open space associated with the 
former St Winifred’s School is lying unused and of little benefit to the community 
of St Asaph.   Discussions have taken place between DCC Estates department 
and the landowners regarding a potential land swap that would benefit the 
adjacent school Ysgol Esgob Morgan and thus the wider community in St Asaph.  
It is considered that the land swap would bring currently unused open space into 
active use in line with the requirements of policy REC 1.  The redevelopment of a 
portion of the site currently covered by policy REC 1 is considered acceptable in 
principle. 

• Notes that a children’s play space is being provided on site.  Any balance of 
children’s play space and the community recreational open space element of the 
development should be met via a commuted sum to cover both provision and 
maintenance.  Given the size of the site this is considered acceptable as 
opposed to insisting on full on-site provision. 

• The 2000 Open Space Survey indicated that there was a small excess of 
Community Recreational Open Space in St Asaph but a shortfall in Children’s 
play space.  The proposal will result in a small loss of community recreational 
open space but will provide additional children’s play space which would appear 
to be acceptable under criterion iii) of policy REC 1.  The use of a commuted 
sum for the community recreational open space aspects of the development will 
ensure that existing open space in the area can be upgraded to increase its 
usage and thus provide additional benefit to the community. 

 
HIGHWAYS AND TRANSPORTATION   
In noting the comments of the Town Council, does not consider that the proposal will 
create any more vehicle movements than the existing use, and that there will be far less 
at peak times during school pick up/ drop off times.  Suggests a condition regarding 
detailed drainage details, in the event of soakaway issues. Highlights, matters of detail 
for the attention of the applicant;  

• The access to plot 15 should provide a suitable visibility splay in line with ‘Manual 
for Streets. 

• Parking for the site should be in accordance with SPG 21.  
• Ensuring that parked cars and ownership problems do not affect the link footpath 

to the CPS.   
 
PUBLIC REALM AND CONTRACT SERVICES GROUP MANAGER  
Requests a commuted sum payment for open space is proposed, as any additional work 
can not be undertaken without a budget. 
 

RESPONSE TO PUBLICITY: 
Letters of representation received from: 
S. Barlow, 5, Ffordd Siarl, St. Asaph (e-mail) 
Mr. D. Jones, 14, Ffordd Siarl, St. Asaph (e-mail) 
 
Summary of planning based representations: 

Highways – increase in vehicular traffic and obstruction, especially during  school and 
term time/, parents park along Ffordd Siarl/with the addition of houses – limited space 
for vehicles to drop off/pick up/waiting for children/plans should be amended to 
accommodate extra traffic –with access all off Heol Esgob/Traffic department should 
provide yellow lines and children should be dropped off in the school area, dedicated 
for parking/increased congestion/difficulties in using Heol Esgob /The Roe junction  
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Amenity – noise and dust during construction should be controlled, given residential 
surroundings/ provision of buffer/landscaping between the development and properties 
on Ffordd Siarl, including retention of trees and sympathetic planting.           

 
EXPIRY DATE OF APPLICATION:   01/09/2011 
 
REASONS FOR DELAY IN DECISION (where applicable):  

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

 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The application is for outline planning permission on 0.9ha of land area for 

residential development, with vehicular access sought off Heol Esgob for the 
majority of the site, and the remainder with direct access off Ffordd Siarl.  

 
1.1.2 The proposal includes the demolition of the existing St. Winifred’s primary 

school building, and the use of the Council owned open space area to the rear 
of the school. Part of the land is owned by  Denbighshire County Council. The 
plan accompanying this report illustrates the extent of land owned by the 
Council, which is identified at some 0.221ha.  

   
1.1.3 Indicative plans illustrate a potential layout involving 17 residential units, the 

provision of a children’s play area to the north west, and an enlargement of the 
existing Ysgol Esgob Morgan open space area to the north. 14 semi-detached 
and 3 detached dwellings are indicated. Drainage provision is indicated by  foul 
sewer and surface water disposal by a combination of mains sewer, soakaway 
and sustainable drainage systems.        

 
1.1.4 The application includes the following documents, in brief:-  

 
Planning Statement 
This provides an introduction to the background, including the pre- application 
discussions and identification of the relevant planning policies.  
 
Design and Access Statement 
This provides a site description; deals with accessibility; environmental 
sustainability, mentioning the encouragement of SUDS; character; community 
safety; movement to, from and within the development – and mentions the 
opportunity to provide a pedestrian through route through the site to the 
children’s play area and primary school. 
 
Analysis to achieve Code for Sustainable Homes Level 3  
This is provided by Stroma and indicates a potential code score of 59, 
achieving a code Level 3.   
 
Affordable Housing Questionnaire 
This suggests that, with a potential for 17 units for the whole site, 5 should be 
affordable housing units, developed in a single phase.  No RSL partner is 
identified at this stage. 
 
Arboricultural Impact Assessment 
This highlights all significant trees  on and adjoining the site have been 
surveyed, a total of seventeen individual trees and two groups) the assessment 
takes account of the layout plan; no trees require to be removed to 
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accommodate the development.  Of the trees – 3 require removal given their 
poor health ( along Ffordd Siarl), 8 individual trees and the two groups are 
either of low quality or not significant; with remaining 6 trees as of moderate  
quality and value, for retention – along the Esgob Morgan boundary and some 
on the Ffordd Siarl road.       
 
Ecological Assessment  
The report advises that the main features of  ecological interest on the site are 
the scattered  mature trees and the hedgerow on the western site boundary, 
which should wherever possible be retained and enhanced; in relation to bats – 
the building is not thought to be a roost site, a number of Sycamores on the 
eastern boundary include ivy covering , which could be used by small number 
of roosting bats, with the need for reasonable avoidance measures to be 
applied to any tree felling or works. If any bats are found during the process, all 
works should cease and CCW contacted. The line of trees on the easterly 
boundary is identified as a bat commuting feature and should be retained or 
replaced as part of the site proposal. In relation to reptiles, the small scrub area 
to the east has limited suitability as a refuge site, although Reasonable 
Avoidance Measures need to be undertaken.        
 

1.2 Description of site and surroundings 
 
1.2.1 The site is located on the westerly edge of St. Asaph and is approached via 

Heol Esgob, which links onto The Roe. The locality is primarily residential, with 
a small retail and post office premises located along Heol Esgob. 
 

1.2.2 The existing school building comprises of a 1970’s style flat roofed and brick 
built structure, formerly a Roman Catholic school, with vehicular access direct 
from/to Heol Esgob, and associated open space/play area to the rear. It is 
understood that the building closed in 2004 and was then run by Denbighshire 
County Council between 2004- 2008, but again closed. The site has been 
marketed but has remained vacant.     
 

1.2.3 To the north of the site lies the Esgob Morgan Primary school and the well 
established residential estate of Ffordd Siarl, comprising mainly of semi- 
detached bungalows; to the east lies the relatively new, predominantly 2 storey, 
detached residential properties of Lon Y Parc; to the west and south lies 
further, residential properties, predominantly 1970’s style bungalows.   
 

1.2.4 With the exception of the southerly boundary, there are mature boundary trees 
and hedgerows around the site, and also within the Esgob Morgan school site.  
The topography of the site is generally level.         
 

1.3 Relevant planning constraints/considerations 
 
1.3.1 The site lies within the defined development boundary for St. Asaph.  

 
1.3.2 The unbuilt i.e., green space area around the existing school building and yard 

area is covered by policy REC1 of the current Unitary Development Plan, which 
relates to ‘Protection of Existing Open Space’.     
 

1.3.3 The northerly, upper part of the site lies within a C2 floodzone, as defined in the 
WAG guidance.  
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1.4 Developments/changes since the original submission 
 
1.4.1 In response to the Highway Officer comments, an additional plan has been 

submitted to indicate the appropriate highway access visibility splays.       
 

1.5 Other relevant background information 
 
1.5.1 Detailed pre- application discussions have taken place with Council Officers. 

 
1.5.2 A community consultation event was held In May 2011 at Ysgol Esgob Morgan 

on behalf of the applicants. 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 No recent planning applications have been identified on the site.  

 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be:  
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Strategic Policies 
1,5,7,8,11,12,13,15,16 
 
General Policies 
Policy GEN 1 - Development within development boundaries 
Policy GEN 2  - Development of unannotated Land  
Policy GEN 6 - Development Control Requirements 
Policy GEN 8 – Planning Obligations  
Policy GEN 10 – Supplementary Planning Guidance 
 
Policy ENV1 – Protection of the Natural Environment  
Policy ENV 6 - Species Protection 
Policy ENV 7 - Landscape/Townscape Features 
 
Policy ENP 1 – Pollution 
Policy ENP 4 - Foul and Surface Water Drainage 
Policy ENP 6 – Flooding 
 
Policy HSG 2 - Housing Development in Main Centres 
Policy HSG 10 - Affordable Housing in Development Boundaries 
 
Policy REC 1 – Protection of existing open space 
Policy REC 2 -  Amenity and recreational open space requirements in New 
Developments     
 
Policy TRA 6 - Impact of new development on traffic flows 
 
Supplementary Planning Guidance  
SPG 2  Landscaping 
SPG 4  Recreational Open Space 
SPG 6 Trees and Development 
SPG 8 Access for All 
SPG 18 Nature Conservation and Species Protection 
SPG 21 Parking Requirements In New Developments 
SPG 22 Affordable Housing in New Developments 
SPG 25 Residential Development Design Guide 
SPG 26 Residential Space Standards 
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Other Relevant Council publications/documents 
Local Biodiversity Action Plan 
Denbighshire Landscape Strategy 
Access for All 
Access Statements 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales 2010  
TAN 2 Planning & Affordable Housing 
TAN 5 Nature Conservation and Planning   
TAN  15 Flooding and developments  
TAN 12 Design ( as supplemented)  
TAN 16 Sport and Recreation 
TAN 18 Transport 
TAN 21 – Waste 
TAN 22 – Sustainable Buildings 
 
Circular 35/05 – The Use of conditions in planning permissions 
Circular 13/97 – Planning Obligations 
 

4. MAIN PLANNING CONSIDERATIONS: 
 

4.1 The main issues in this case are considered to be: 
 
4.1.1 Principle of development    
4.1.2 Use of potential open space 
4.1.3 Impact on amenity and privacy 
4.1.4 Drainage and flooding 
4.1.5 Highways and parking  
4.1.6 Nature conservation and protected species 
4.1.7 Affordable housing 
4.1.8 Trees and Landscaping   
4.1.9 Inclusive design   
4.1.10 Open Space  
4.1.11 Sustainable building 

 
4.2 In relation to the main considerations noted above:  

 
4.2.1 Principle of development 

The main policy relevant to the principle of housing development in Main 
Centres is HSG 2, which seeks to locate new housing within identified 
development boundaries.  The site lies within the current development 
boundary for St. Asaph, and comprises an element of brownfield land (school 
building and associated yard area).   
 
The principle of residential development is therefore acceptable in terms of 
policy.  Any proposal would have to be subject to site specific considerations, 
set out in a range of national and local planning policies, and these are 
reviewed in the following paragraphs. 
 

4.2.2 Principle of development involving existing open space protection policy REC 
1.   
Part of the site lies within land covered by Policy REC1 in the proposals map in 
the Unitary Plan. REC1 relates to protection of existing open space, and seeks 
to avoid the loss of existing open space that has recreational and/or amenity 
value, and their development should only be permitted where: 
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i)  The open space can best be retained and enhanced through the 
redevelopment of a small part of the site; 
 
ii)  Alternative provision of equivalent community recreational benefit is made 
available; 
 
iii) There would be an overall community gain from the development and the 
particular loss of open space will have no significant unacceptable affect on 
local open space provision or the amenity and character of the area.   
 
The justification in the policy highlights that in certain circumstances it might be 
beneficial to allow the redevelopment of a small area of underused or poorly 
maintained open space so that the remainder can be safeguarded and 
improved, so better meeting local need. It mentions that development on areas 
of open space may also be permitted where alternative provision can be made, 
but that new open space must be easily accessible and be at least equivalent 
in terms of type, quantity and quality to what is being replaced. Additionally, it 
highlights that development may be permitted if there is a proven and clear 
excess of the open space in the locality.       
 
The northerly part of the existing open space area lies within a C2 flood zone, 
with mature trees along the boundaries, together with shrubs/hedgerow along 
the easterly boundary. The proposal involves developing on the majority of the 
existing playing field area, in exchange for land previously not accessible for 
community recreational use, and the provision of an on site  dedicated 
children’s play area.  
 
On the basis of the planning policy response, and given the type, quantity and 
quality of dedicated play area proposed, the proposal is considered to satisfy 
the tests in REC1.  However, the detailed design should look to maximise the 
accessibility of the open space and children’s play area, and take on board 
other matters covered in this report, which can be covered by suitable 
conditions.       
 

4.2.3 Impact on amenity and privacy 
Planning policy GEN 6 seeks to safeguard sufficient privacy and amenity levels 
for occupiers of existing and new properties.   
 
The application is submitted in outline only, with all matters reserved for further 
approval.  Normally, in determining other types of applications, such as 
reserved details and full applications, the main factors to consider in assessing 
amenity and privacy are whether the layout and design would achieve 
acceptable distances, amenity/garden areas and relationships between existing 
and proposed dwellings, having regard to site topography and orientation. As 
the plans are indicative at this stage, it is difficult to offer detailed comment, but 
the site appears capable of accommodating 17 units with adequate space to 
ensure proper relationships with nearby property. 
 
In respect of noise and dust at the construction stage, in light of the concerns 
expressed, and the nature of the development involved, it would seem 
reasonable to include a condition securing controls of noise, dust and safety 
measures during construction stage.  
 

4.2.4 Drainage and flooding  
ENP 6  - Flooding aims to minimise pollution implications and developments in 
flood zones Development in flood zones is permitted for exceptional cases.    
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In relation to the principle  of using part of the site within a flood zone. Part of 
the proposal – the open space area - lies within a Flood Risk C2 Zone area.  
Given the existing use of this part of the site as an existing open space area, 
and the proposed use as an extension to the existing Esgob Morgan open 
space area, there is no ‘change of use’ development involved, as such.        
 
The new ‘built ‘development is intended to avoid the flood zone area, to the 
south.  This is in accord with TAN 15, which advises that all new development 
should be directed away from zone C. The comments received by the  
Environment Agency i.e. that, the proposed layout indicates that the houses are 
to be located outside the flood zone confirms that  a Flood Consequence 
Assessment is not required to accompany this application.  
 
In this context, and provided the detailed design layout stage takes this advice 
on board, and no changes in the flooding sensitivity is incurred in the future, the 
principle of development is considered to comply with the TAN 15 approach 

 
Policies GEN 6 criteria x) ; ENP 1 Pollution, criteria i) ; ENP 4 – Foul and 
Surface Water Drainage, together with policy ENP 6 – Flooding, seek to control 
and avoid unacceptable harm to the environment /locality  in terms of water ,  
flooding and drainage implications.  
 
Welsh Water have no objections to the application, subject to the inclusion of 
conditions, requiring construction of separate foul and surface water systems, 
an approach supported by the Council’s Drainage Engineers. The application 
information indicates three approaches for surface water disposal. To ensure 
that drainage implications are integrated for the site, which includes the open 
space areas, and given the proximity of the flood zone, and the development  
likely to involve attenuation and mitigation measures, as part of a SUDS 
approach, full details will need to be submitted in due course.       
 
In light of this background, it is not considered that proposal is in conflict with 
the current planning policies, given that specific conditions could be included to 
ensure control of relevant drainage arrangements. 
 

4.2.5 Highways, including parking and sustainability   
Policies GEN 6 and TRA 6 require consideration of highway and parking safety. 
SPG 21 sets out maximum parking requirements in new developments. It 
advises for 2 bedroomed dwellings 2 car spaces per unit and, for 3 & 4 
bedroomed units 3 car spaces per unit.  
 
The proposed layout is indicative only.   
 
The site is considered to be ‘sustainable’ with regard to proximity to local 
services, public transport, and density, and the development would be in line 
with the government’s approach to maximising the sustainable use of land.  To 
support this approach, the site layout should include detailed pedestrian and 
cycle routes to and from the children’s playground and school area.  
 
In relation to the Town Council comments and points of objections, the 
Highways Officer advises there is no evidence to demonstrate that the proposal 
will create any more vehicle movements than the existing use, and that there 
will be far less at peak times during school pick up drop off times.  The 
concerns regarding on street parking during school peak times could also be 
mitigated by a managed approach for the whole school, with the possibility of a 
School Travel Plan. This could be conditioned, as part of the overall approach 
for managing transport to and from the school, including the use of notices 
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being provided at the school.  In the event of a planning permission being 
granted, the developer should be encouraged to work with the Council in 
providing a safe route to the school premises.      
 
Given this context and the additional plan provided,  it is not considered that 
this outline proposal is in conflict  with current planning policies and guidance, 
given that  control over the point of access is accepted as part of this proposal 
and additional sustainable travel/through routes can be conditioned. 
 

4.2.6 Nature conservation and protected species  
The current legislative and planning policy framework sets a strict requirement 
on the local planning authority to take into account the potential impact on 
wildlife and in particular protected species. (Policies ENV 1, ENV 6, ENV 8 and 
GEN 6; Planning Policy Wales: Habitat Regulations 2010 ; Unitary Plan Policy 
and Supplementary Guidance).  Significantly, where there are grounds for 
suspecting the presence of European Protected Species, their presence should 
be established before the grant of permission. 
 
The Countryside Council for Wales accepts the findings of the Ecology report, 
but highlights the need to consider biodiversity issues such as the retention of 
linear features (in this case the hedgerow and tree feature along the easterly 
boundary). The County Ecologist whilst not objecting to the scheme, has 
highlighted the need for a precautionary approach in terms of potential bat 
presence in the future.     
 
It is reasonable to conclude that the species report provides sufficient 
information to confirm that the proposal would have no significant effect on 
protected species, at this stage.  In adopting a precautionary approach, a 
second report should be submitted prior to any demolition in particular taking 
place. It is considered that this could be conditioned if permission is granted. 
 
Details included as part of the potential mitigation and enhancement are 
outlined in the report. This can include the retention and/or enhancement of the 
easterly boundary trees and shrubs, which could be controlled by a suitable 
condition. Any new landscaping plans should focus on enhancing the 
biodiversity aspect of the site.    
 
The proposal is therefore considered to comply with the policies and guidance 
relating to protected species.  
 
A note to applicant can be included, in the event of planning permission being 
granted, to highlight the need to liaise with the Countryside Council for Wales, 
WAG, and the County Ecologist in respect of complying with any potential 
WAG protected species licence requirements.  
 

4.2.7 Affordable housing 
The requirement  for the provision of affordable housing is well established by 
Welsh Assembly Government Planning Policy; 2006 and TAN 2; Unitary 
Development Plan Policy HSG 10 ; the Council’s related Supplementary 
Planning Guidance 22 and the Local Connections Policy; and underpinned by 
Housing Need Surveys.  The priority is on the provision of Affordable Housing 
within development sites.  
 
In accordance with these requirements, the proposal indicates the potential for 
inclusion of affordable housing units. The Council’s Affordable Housing Officer 
accepts the general principle in respect of the affordable housing approach for 
the site, with the provision being on site. 
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It is considered that the requirement for the provision and delivery of affordable 
housing can be covered by a suitably worded condition in this case.      
 

4.2.8 Trees and Landscaping 
Policies ENV1 – Protection of the Natural Environment and ENV 7 - 
Landscape/Townscape Features, together with the accompanying guidance 
notes 2 and 8 highlight the need to protect and enhance the character of the 
area and biodiversity of the natural environment.  
 
The DAS approach recognises the need for sensitive and appropriate tree and 
boundary details. The ecology and Arboricultural Impact Assessment reports 
highlight the importance of some of the trees for both amenity and nature 
conservation interests, and the County’s Tree Consultant response confirms 
that a protective approach for some of these features is merited. Treatment of 
these features should be demonstrated at any detailed design stage and the 
layout planned to accommodate these features. In the event of a planning 
permission being granted, suitably worded conditions, to include the retention 
of certain trees and the easterly boundary trees hedgerow can be included, 
ensuring compliance with the policies and guidance listed. 
 

4.2.9 Inclusive design  
The requirement for mandatory Access Statements is outlined in TAN 12 
design and TAN 18 Transport, and Policy GEN 6 which sets out the need to 
provide safe and convenient access for persons with disabilities.  SPG 8 
‘Access for All’ supplements this policy, together with SGP 25 ‘Residential 
Development Design Guide’ and the Council’s document ‘Planning and 
Inclusive design’.   
 
The DAS identifies a positive approach to inclusive design, respecting the 
Welsh Assembly approach for residential development quality standards. 
Detailed design issues would need to be covered at full design stage. A 
suitable condition could be attached to ensure that this is achieved.   
 

4.2.10 Open Space  
Policy STRAT 16 and Policy REC 2 of the Unitary Development Plan require, 
where appropriate, that new development should provide landscaped amenity 
areas on developments of 10 or more units.  SPG 4 outlines the options to 
consider provision of open space areas.   
 
The southern half of the open space area would be redeveloped, and the upper 
half involved with additional land for children’s play space and community open 
space.  
 
The requirement for an on site open space for 17residential units, based on the 
current adopted Council standards amounts to 1632 sq.m. (1224m² for 
Community Recreational Open Space (CROS) and 408 m² for Children’s play 
provision).  
 
The proposal indicates a potential approach which could deliver the required 
amount of children’s play provision on site.  Based on current maintenance 
costs and arrangements for maintenance, this would equate to £5,932.32, 
which would need to be dealt with by way of a section 106 obligation as part of 
a detailed planning permission.      
 
The proposal suggests a different approach to the delivery of a CROS, in the 
form of providing additional land ‘gifted’ to the Council for use in connection 
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with the adjoining primary school. This land, together with that owned by the 
Council on the St. Winifred’s land, amounts to some 3265 sq.m. At time of 
writing the report, further clarification on any ongoing maintenance 
requirements associated with this specific land area is awaited.  
 
Comments received from Planning Policy colleagues confirms that pre- 
application discussions established that this is considered an acceptable 
approach in this particular case, and the proposal is considered acceptable 
within the context of REC 1 policy.   
 

4.2.11 Sustainable Building 
Planning Policy Wales, together with TAN’S 12 and 22 set specific standards 
for the sustainability of new buildings in order to reduce their impact on the 
environment and  to tackle climate change. All new dwellings have to meet 
Code for Sustainable Homes Level 3 and obtain 6 credits under issue Ene 1 – 
Dwelling Emission Rate.      
 
The submitted information for Sustainable Homes provides an indication that 
the minimum requirements could be achieved. However, these may need to be 
reviewed during any detailed design stage, in the event of a planning 
permission. 
 
A suitable condition can be attached to ensure full compliance with the national 
requirements. 
 
In relation to demolition and the recycling of materials. TAN 21 suggests that 
appropriate methods of recycling of all building materials should be included. 
This can be achieved with a condition obliging an audit of all building materials 
and means of recycling.       
 

5. SUMMARY AND CONCLUSIONS: 
 

5.1 With due respect to the Town Council’s points of objection, in the absence of technical 
highway objection, it would be difficult to oppose the principle of residential 
development on the site. The site is in a sustainable location, involves use of previously 
developed land, with opportunities to provide an accessible community open space and 
children’s play area. 
 

5.2 In light of the above assessment, officers consider it would be unreasonable to oppose 
the principle of residential development for this site, subject to a number of planning 
conditions and accompanying notes. Any consent should ensure that it is clear that the 
numbers of dwellings indicative or layout is not approved for the site.  

 
RECOMMENDATION: - GRANT subject to the following conditions:- 
 
 
1. Approval of the details of the layout, scale and 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. 
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4. PRE-COMMENCEMENT CONDITION 
The development shall not begin until a scheme for the provision of affordable housing 
as part of the development has been submitted to and approved in writing by the Local 
Planning Authority.  The affordable housing shall be provided in accordance with the 
approved scheme and shall meet the definition of affordable housing in Annex B of 
TAN 2 : Planning & Affordable Housing (2006) or any future guidance that replaces it.  
The scheme shall include: 
 
i.   the numbers, type, tenure and location on the site of the affordable housing 
provision to be made which shall consist of not less than 30% of housing units/bed 
spaces; 
ii.   the timing of the construction of the affordable housing and its phasing in relation to 
the occupancy of the market housing; 
 
iii.  the arrangements for the transfer of the affordable housing to an affordable housing 
provider (or the management of the affordable housing) (if no RSL involved); 
 
iv.   the arrangements to ensure that such provision is affordable for both first and 
subsequent occupiers of the affordable housing; and 
 
v.   the occupancy criteria to be used for determining the identity of occupiers of the 
affordable housing and the means by which such occupancy criteria shall be enforced. 

5. Foul water and surface water discharges shall be drained separately from the site. 
6. No surface water shall be allowed to connect, either directly or indirectly, to the public 

sewerage system unless otherwise approved in writing by the Local Planning Authority. 
7. Land drainage run-off shall not be permitted to discharge, either directly or indirectly, 

into the public sewerage system. 
8. PRE-COMMENCEMENT CONDITION 

Prior to the commencement of any demolition works on site, the following details shall 
be submitted for the further approval of the Local Planning Authority: 
 
i.   an audit of all existing building materials 
ii.   the potential re-use and recycling of those materials for incorporating into an 
agreed, replacement site development, and 
iii. where relevant, the recipient of remaining building materials.  The approved audit 
shall form part of the building contract agreed for new building development for the site, 
a copy of which shall be submitted for record purposes for the Local Planning Authority. 

9. PRE-COMMENCEMENT CONDITION 
No building hereby permitted shall be occupied until surface water drainage works have 
been implemented in accordance with details that have been submitted to and 
approved in writing by the Local Planning Authority.  Before these details are submitted 
an assessment shall be carried out of the potential for disposing of surface water by 
means of a sustainable drainage system in accordance with the principles set out in 
TAN 15, and the results of the assessment provided to the Local Planning Authority.  
Where a sustainable drainage scheme is to be provided, the submitted details shall: 
 
i.   provide information about the design storm period and intensity, the method 
employed to delay and control the surface water discharged from the site and the 
measures taken to prevent pollution of the receiving groundwater and/or surface 
waters; 
 
ii.   include a timetable for its implementation; and specify the responsibilities of each 
party for the implementation of the SUDS scheme, and  
 
iii.  provide a management and maintenance plan for the lifetime of the development 
which shall include the arrangements for adoption by any public authority or statutory 
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undertaker and any other arrangements to secure the operation of the scheme 
throughout its lifetime. 

10. Notwithstanding the information submitted within the Arboricultural report, no trees or 
hedges within the area hatched on the attached plan 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 by the Local Planning 
Authority. 

11. The reserved matters application shall include details of a School Travel Plan for the 
use of the adjoining Ysgol Esgob Morgan to include maximum sustainable accessibility. 

12. No demolition of the school building shall take place until a secondary bat survey report 
has been submitted, with all methods of mitigation and compensation, if required, 
appropriately detailed in consultation with the Countryside Council for Wales and the 
County Ecologist. 

13. PRE-COMMENCEMENT CONDITION 
No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by the 
Local Planning Authority.  The approved Statement shall be adhered to throughout the 
construction period.  The Statement shall provide for: 
i.   the parking of vehicles of site operatives and visitors; 
ii.   loading and unloading of plant and materials; 
iii.   storage of plant and materials used in constructing the development; 
iv.   the erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate; 
v.   wheel washing facilities; 
vi.   measures to control the emission of dust and dirt during construction; 
vi.   a scheme for recycling/disposing of waste resulting from demolition and 
construction of works. 

14. The layout plan submitted has been treated for illustrative purposes only and does not 
form part of this permission. 

15. The reserved matters application shall include a complete and updated Code for 
Sustainable Homes assessment in line with the technical requirements relevant at the 
time of submission. 

 
The reason(s) for the condition(s) is(are):- 
 
1. The application is for outline permission with details of means of access only. 
2. To comply with the provisions of Section 92 of the Town and Country Planning Act 

1990. 
3. To comply with the provisions of Section 92 of the Town and Country Planning Act 

1990. 
4. In order to ensure an adequate supply of affordable housing in accordance with 

planning policies HSG 10 of the Denbighshire Unitary Development Plan. 
5. To protect the integrity of the public sewerage system.  
6. To prevent hydraulic overloading of the public sewerage system, to protect the health  

and safety of existing residents and ensure no detriment to the environment. 
7. To prevent hydraulic overload of the public sewerage system and pollution of the 

environment. 
8. To ensure that the development involves a sustainable approach. 
9. To ensure proper drainage and maintenance of the site. 
10. To safeguard the existing trees and hedges on the site, in the interests of the visual 

amenities of the locality. 
11. In the interests of the amenities of the locality and to maximise a sustainable travel 

approach for the community use of the open space area. 
12. In the interests of nature conservation legislation. 
13. In the interests of highway safety and residential amenity. 
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14. For the avoidance of doubt. 
15. In the interests of ensuring compliance with a sustainable building approach. 
 
NOTES TO APPLICANT: 
 

1. Nature Conservation and trees 
During any site clearance and/or construction works, the following general 
precautionary measures should be followed: 
a)  If possible, works should be carried out between November and end of March to 
avoid potential disturbance to breeding bats and/or birds.  
b) Slates, ridge tiles/finishers, abutment flashings, door frames and window frames, 
structural members, lintel bearings, purlins or wall plates where these are involved, are 
all removed by hand where possible and with care to ensure that no torpid or 
hibernating bats are injured during the works. Similarly, defects to structural masonry 
should be lowered to prevent torpid / hibernating bats being injured. 
c)  If ivy or vegetation is to be removed from a building, this should be done by hand, 
inspecting for bats and/or nesting birds. 
d) If torpid or hibernating bats are uncovered at any time during the works, works must 
stop immediately and further advice sought from a licensed bat worker.   
e) If any active birds' nests or nests in the middle of construction are found work must 
not take place until all young have fledged.  In the case of swallows and house martins, 
the most likely to be found, this could be as late as September as these species tend to 
have multiple broods.   
 
Any landscaping details should include the retention and enhancement of existing 
natural features, and new buildings should incorporate some basic bat friendly features. 
Further information and advice should be obtained through contacting the Countryside 
Council for Wales and the County Council's Biodiversity Officer. 
 

2. Works to trees 
The following approach should be undertaken: 
- All ivy should be checked for presence of bats which may roost underneath  
             the ivy.   
- Trees should be felled in sections and sections lowered to the ground. 
- Trees should only be removed outside of the bird nesting season.  
 

3. Drainage 
In relation to S urface Water Drainage. To achieve any attenuation of surface waters on 
site, the Environment Agency advocate the use of Sustainable Urban Drainage 
Systems (SuDS), further information about which can be found in CIRIA publications 
C522 SuDS - Design manual for England and Wales & C523 SuDS - Best practice 
Manual. This will have to be considered as part of any conditions and or detailed 
design proposals for the site.  
 

4. Open space and Children's Play provision.    
You should discuss the exact type of children's play provision, together with the 
commuted maintenance requirements with the Council's Parks Group Manager before 
drawing up a detailed design stage. This will require maximum accessibility to 
members of the public.         
 

5. Design and Access Statements   
As part of the reserved matters detail a detailed design and access statement shall be 
submitted.    
 

6. Highways 
You should discuss the issues involved with the production of a School Travel Plan 
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approach with the County Council's Highways and Education Officers.  
 

7. Water 
Your attention is drawn to the attached Welsh Water Advisory Notes:- 
If a connection is required to the public sewerage system, the developer is advised to 
contact Dwr Cymru Welsh Water's Developer Services on 0800 917 2652. 
 

8. Sewage Treatment 
No problems are envisaged with the Waste Water Treatment Works for the treatment of 
domestic discharges from this site. 
 

9. Water Supply 
A water supply can be made available to serve this proposed development.  The 
developer may be required to contribute, under Sections 40 - 41 of the Water Industry 
Act 1991, towards the provision of new off-site and/or on-site watermains and 
associated infrastructure.  The level of contribution can be calculated upon receipt of 
detailed site layout plans which should be sent to New Connections Design 
Department, Players Industrial Estate, Clydach, Swansea, SA6 5BQ. 
 
The proposed development is crossed by a trunk/distribution watermain, the 
approximate position being shown on the attached plan.  Under the Water Industry Act 
1991 Dwr Cymru Welsh Water has rights of access to its apparatus at all times.  I 
enclose our Conditions for Development near Watermains.  It may be possible for this 
watermain to be diverted under Section 185 of the Water Industry Act 1991, the cost of 
which will be re-charged to the developer. 
 

10. Layout and design 
You are advised that the grant of planning permission does not convey the Authority's 
approval of the number of dwellings or the layout shown on the submitted illustrative 
plans. 
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  DXR
ITEM NO: 
 

12 

WARD NO: 
 

Tremeirchion 

APPLICATION NO: 
 

47/2011/0516/ PC 

PROPOSAL: 
 
 

Continuation of use of land for the parking of 2 No. concrete mixer vehicles 
(retrospective application) 

LOCATION:  Pen Y Palmant   Waen  St. Asaph 
 

APPLICANT: Mr G  Roberts  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

TREMEIRCHION, CWM AND WAEN COMMUNITY COUNCIL 
“Objection - It has been reported that the above vehicles are operating from this site – 
can we have clarification on operators licence and change of use” 

 
It has been reported that the silo is used to store cement and not grain. This would 
suggest that this is an ongoing business without the appropriate planning permission and 
operating licence and we feel that this application does not cover the true extent of the 
alleged businesses in operation on this site” 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
HIGHWAYS DEVELOPMENT CONTROL TEAM 
No objection subject to permission being specific to the storage of the proposed vehicles 
and not general B8 use. 

 
RESPONSE TO PUBLICITY: 

None 
 

EXPIRY DATE OF APPLICATION:   08/09/2011 
 
REASONS FOR DELAY IN DECISION:  
 

• No available committee due to summer recess 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The proposal is for the continuation of use of part of the site for the storage of 

two concrete mixer vehicles. The proposed location of the vehicles is within the 
existing complex of buildings at Pen Y Palmant. 
 

1.2 Description of site and surroundings 
1.2.1 The site is a former farm complex 0.5km to the north of the A55, to the west of 

the B5429. It is approximately 1km north east of St Asaph. 
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1.2.2 The site is currently in mixed use. Existing uses at the site include agriculture, 
vehicle recovery, storage and recycling of caravans, storage for touring 
caravans, storage and the cutting and distribution of timber. 
 

1.3 Relevant planning constraints/considerations 
1.3.1 All the above uses referred to have been granted formal planning permission 

through consents in 2004 and 2009. 
 
1.3.2 The site is in open countryside outside of any development boundaries. 

 
1.4 Relevant planning history 

1.4.1 The main permission involved the continuation of use of land for 
recycling/dismantling, storage of caravans, storage, cutting and distribution of 
timber and depot storage vehicles recovery, and was granted in 2004 
(47/2004/0693/PC) 

 
1.5 Developments/changes since the original submission 

1.5.1 None 
 

1.6 Other relevant background information 
1.6.1 None 

 
 

2. DETAILS OF PLANNING HISTORY: 
47/2004/0693 Continuation of use of land for the recycling/dismantling of caravans, 
storage of touring caravans, storage, cutting and distribution of timber and as a depot 
for the storage of recovery vehicles GRANTED at Planning Committee 01/10/2004 

 
47/2009/1337 Continuation of use of land for the storage of touring caravans 
GRANTED under delegated powers 16/11/2009 

 
 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 

Policy GEN 6 – Development Control requirements 
Policy EMP 11 – Expansion/intensification of existing employment sites/premises  
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1  Principle 
4.1.2  Visual and landscape impact 
4.1.3  Highway safety 

 
4.2 In relation to the main planning considerations: 

4.2.1 Principle 
Policy EMP11 allows for the subdivision of existing employment sites subject to 
compliance with a number of tests. Proposals must not involve a non 
conforming use which has an unacceptable impact. Having regard to the 
existing permitted uses it is considered that the specific proposals are 
acceptable in relation to this. It is therefore considered that the use is 
acceptable in principle. 
 

4.2.2 Impact on visual amenity 
Policy EMP 11 requires that proposals relate well to the existing built 
environment and do not result in intensive, ribbon, or isolated development. 
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The siting of the vehicles is within the building complex and due to the 
relationship with existing buildings, they are only partially visible from public 
views. It is therefore considered that the use is acceptable in relation to visual 
impact, in the context of the surroundings. 
 

4.2.3 Highway Safety 
Policy EMP11 requires that proposals do not result in over-development which 
has unacceptable impact on the highway network. 
 
The impact of the use in relation to the highway network would be the 
movement of the stored vehicles in and out of the site. 
 
It is considered that the existing highway network and accesses are capable of 
accommodating the associated vehicle movement. It is therefore considered 
that the proposals are acceptable in relation to highway safety. 
 
 
In relation to the comments of the Community Council relating to the use of the 
silo on site, these have been subject of enquires by an enforcement officer. 
Following investigation it is understood that the silo is not being used for the 
storage of concrete, and in the absence of any evidence to contradict this, no 
further action was taken. Clarification has been requested in relation to the 
existence of an operators licence and it is advised that it would be the 
responsibility of the vehicle owner to ensure all operating licences and 
compliance with them would need to be in line with relevant legislation and 
guidelines. 
 

5. SUMMARY AND CONCLUSIONS: 
5.1 The use is considered acceptable in principle and localised impacts in relation to 

landscape and highways and is therefore recommended for grant 
 

RECOMMENDATION: GRANT - subject to the following conditions:- 
 
 
 
1. The use hereby approved relates solely to the storage of a maximum of two concrete 

mixing vehicles only. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. For the avoidance of doubt and in the interest of visual amenity. 
 
 
NOTES TO APPLICANT: 
 
None 
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  EOC 
ITEM NO: 
 

13 

WARD NO: 
 

Tremeirchion 

APPLICATION NO: 
 

47/2011/0787/ PF 

PROPOSAL: 
 
 

Conversion of redundant outbuilding to form 1 no. dwelling, alterations to 
existing access track and installation of 2 no. package treatment plants 

LOCATION: Outbuilding at Plas Coch  Waen Road Rhuddlan  Rhyl 
 

APPLICANT:  Denbighshire  County Council  
 

CONSTRAINTS:  
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

TREMEIRCHION CWM AND WAEN COMMUNITY COUNCIL-  
Awaiting response following site visit.  
 
COUNTRYSIDE COUNCIL FOR WALES (CCW)-  
Awaiting response to additional information  

 
ENVIRONMENT AGENCY WALES- 
No objection. 
 
DCC CONSULTEE RESPONSES- 
BIODIVERSITY OFFICER- 
No objection, subject to notes to Applicant.  
 
BUILDING CONTROL OFFICER-  
Awaiting response.  
 
HEAD OF TRANSPORT AND INFRASTRUCTURE- 
No objection. 
 
CONSERVATION OFFICER- 
No objection.  

 
RESPONSE TO PUBLICITY: 

None 
 

EXPIRY DATE OF APPLICATION:   30/08/2011 
 
REASONS FOR DELAY IN DECISION (where applicable):  

 
• Awaiting consideration at Planning Committee  

 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
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1.1.1 This is a County Council proposal at Plas Coch Farm which comprises three 
elements: the conversion of an outbuilding to form one dwelling, alterations to 
the existing access track, and installation of two package treatment plants. 

 
1.1.2 The proposed dwelling would comprise 6 bedrooms with ground floor living 

accommodation. An existing attached outbuilding is proposed to be retained for 
utility area/store. A garage is also proposed to replace the existing outbuildings 
to the east of the site.    

 
1.1.3 To facilitate the conversion, an existing lean-to on the southern side of the 

outbuilding would be removed and an attached corrugated section would also 
be removed.  

 
1.1.4 The former farm-yard is proposed to be used for amenity space and parking. 

Vehicular access would be as existing from the B5429, the access track would 
then split to accommodate a new access to the dwelling and the existing 
farmhouse to the south.  

 
1.1.5 The application is accompanied by a detailed structural report and design and 

access statement (DAS), which comments on the adequacy and suitability of 
the outbuilding for the scheme of conversion.  
 

1.2 Description of site and surroundings 
1.2.1 Sited on a former agricultural complex located to the south of Rhuddlan, the 

former outbuildings are located between the two existing Plas Coch 
farmhouses, which are currently unoccupied.   

 
1.2.2 Access to the site is off the northern side of the B5429 Rhuddlan to Rhuallt 

Road. The site is approximately 250m off the B road, served by a track, which 
is also a public footpath.  
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site is located in the open countryside, outside of any defined development 

boundary. 
 

1.4 Relevant planning history 
1.4.1 None. 
 

1.5 Developments/changes since the original submission 
1.5.1 The original application included a larger detached garage, which has been 

reduced in scale to appear subordinate.  
 
1.5.2 The application is being considered by Planning Committee as the application 

has been submitted on behalf of the County Council. 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 None 

 
3. RELEVANT POLICIES AND GUIDANCE: 

The main planning policies and guidance are considered to be: 
3.1 DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002)  

Policy GEN 3 – Development outside development boundaries 
Policy GEN 6 – Development Control Requirements 
Policy HSG 9 – Residential conversion of rural buildings to dwellings  
Policy ENV 6 – Species Protection 
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3.2 Supplementary Planning Guidance 
Supplementary Planning Guidance Note No. 16 – Conversion of Rural Buildings  
 

3.3 GOVERNMENT GUIDANCE 
Planning Policy Wales March 2002 
 

4. MAIN PLANNING CONSIDERATIONS: 
4.1 The main land use planning issues are considered to be: 

4.1.1 Principle 
4.1.2 Visual and landscape impact 
4.1.3 Residential Amenity 
4.1.4 Highways Safety 
4.1.5 Ecological Impact 

 
4.2 In relation to the main planning considerations: 

4.2.1 Principle 
Policy GEN 3 relates to development outside development boundaries and 
states that residential development will not be permitted apart from some 
exceptions, the most relevant being the conversion and reuse of vacant rural 
buildings. Policy HSG 9 of the adopted Unitary Development Plan relates 
specifically to the residential conversion of rural buildings to dwellings. This 
policy allows for the conversion of rural buildings where the building is 
structurally sound and capable of conversion without major or complete 
reconstruction. SPG 16 provides further advice on these requirements and 
states that buildings should not be so derelict that they could only be brought 
into use by substantial rebuilding.   

 
In terms of Policy HSG 9, the DAS refers to a business use test, (although in 
practice this is not longer required policy to be carried out), and concludes on 
the unsuitability of the buildings for employment uses. The building is 
considered to be structurally sound and capable of conversion. It is considered 
the conversion will not have an unacceptable impact on the character of the 
building and the character and appearance of the countryside; it is located in 
close proximity to the existing farmhouse and has an adequate curtilage with 
suitable boundary treatments. 
 

4.2.2 Impact on visual amenity 
The main policy that refers to scale, landscape and visual impact is GEN 6, 
policy HSG 9 also refers to the character of the buildings and area, in terms of 
visual appearance. 

 
The most notable alteration is the removal of some of the poorly constructed 
add-ons, i.e. the blockwork lean-to and corrugated section. There are very little 
other alterations to the elevations of the outbuilding.  
 
The Council’s Conservation Officer has been invited to consider the proposal 
on the request of initial comments of the Community Council who had noted it 
was previously Grade III listed. The Conservation Officer has advised the 
building was considered during the re-survey by CADW, however they chose 
not to list it owing to its isolated location and the alterations that have been 
made to it over the years.  
 
The scheme of conversion would also preserve the previously listed building 
from further degradation by introducing a positive re-use. It would retain the 
scale and form of the building with minimal alterations to facilitate the 
conversion, which is in line with the general thrust of policy HSG 9.  
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4.2.3 Residential Amenity 
Policy GEN 6 sets specific tests to be applied to amenity of impacts of 
development; policy HSG 9 also refers to amenity impacts.  

 
Windows are proposed on all elevations of the barn conversion, and the first 
floor windows all serve habitable rooms. There is a substantial amount of 
amenity space proposed for the proposed conversion and the existing 
dwellings, as can be seen from the site plan at the front of the report.  
 
Owing to the spacing and orientation of the conversion in relation to the existing 
dwellings, it is considered the proposal would not raise any conflicts with policy 
in terms of the amenity of existing or proposed occupiers.  

 
4.2.4 Highways 

Policy GEN 6 criteria (vii) permits development where it does not have an 
unacceptable effect on the local highway network.  

 
No alterations are proposed to the existing access point onto the B road. Part 
of the proposal includes the alteration of the track to divert traffic away from the 
primary elevations of the proposed barn. Parking will be provided on site for all 
three units. Highways Officers raise no objection. 
 
The public right of way on the adjacent footpath would not be affected and a 
note can be attached to ensure it is not obstructed when works commence. The 
alterations to the track would limit the potential for conflicts of access through 
the yard area. In terms of the access point considering the scale of the existing 
movements connected with the agricultural use, and potential as a result of the 
conversion to one dwelling, it is considered the proposal would not raise any 
conflicts with highways safety.  

 
4.2.5 Ecological impact 

Policy ENV 6 seeks to ensure that wildlife and bio-diversity are not negatively 
affected as a result of development.  

 
A Bat, Bird and Newt survey has been submitted with the application. The 
survey found no evidence of bats in the outbuilding although bats were present 
in the surrounding area. Birds were found to nest in the building. Great Crested 
Newts were found to be present within 100 metres of the application site,  

 
In considering the grant of planning permission the Authority must consider 
whether the disturbance of a protected species is required for the purpose of 
“preserving public health or public safety or other imperative reasons of 
overriding public interest including those of a social or economic nature and 
beneficial consequences of primary importance of the environment.”  

 
It is noted that adequate mitigation methods for bats and birds have been 
proposed and agreed with CCW and the County Council’s bio-diversity officer, 
so that if development were permitted, it would not be detrimental to the 
maintenance of the species concerned. Reasonable Avoidance Measures are 
also proposed to ensure the Newt population in the area would not be affected 
by the proposal, although CCW have suggested a condition be attached to 
enhance these. The proposal is considered to meet the Habitat Regulations 3 
tests. It is considered that these issues would be suitably controlled through the 
licensing process if considered necessary. 
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5. SUMMARY AND CONCLUSIONS: 
5.1 The proposal is considered acceptable under the terms of the relevant policies and is 

therefore recommended for grant.  
 

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 to be used on the roof of the building(s) shall be blue/grey natural 

mineral slate of uniform colour and texture. 
3. PRE-COMMENCEMENT CONDITION 

No development shall take place until there has been submitted to, and approved in 
writing by, the Local Planning Authority, a detailed scheme of hard and soft 
landscaping for the site, and such scheme shall include details of: 
(a) all existing trees, hedgerows and other vegetation on the land, details of any to 
be retained, and measures for their protection in the course of development. 
(b) proposed new trees, hedgerows, shrubs or vegetation, including confirmation 
of species, numbers, and location and the proposed timing of the planting; 
(c) proposed materials to be used on the driveway(s), paths and other hard 
surfaced areas; 
(d)     proposed earthworks, grading and mounding of land and changes in levels, final 
contours and the relationship  of proposed mounding to existing vegetation and 
surrounding landform; 
(e)     Proposed positions, design, materials and type of boundary treatment. 

4. All planting, seeding, turfing, fencing, walling or other treatment comprised in the 
approved details of landscaping shall be carried out in the first planting and seeding 
seasons following the completion of the development and any trees or plants which, 
within a period of five years of the development, die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of 
similar size and species. 

5. PRE-COMMENCEMENT CONDITION 
Development shall not begin until an appropriate photographic survey of the existing 
buildings 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 
should be forwarded on a CD or DVD to the Local Planning Authority and the 
Development Control Archaeologist, Clwyd-Powys Archaeological Trust,  41 Broad 
Street, Welshpool, Powys, SY21 7RR.  Tel.  01938 553670. 

6. Notwithstanding the provisions of Classes A, B, C, D and E of Part 1 of Schedule 2 of 
the Town and Country Planning (General Permitted Development) Order 1995 (or any 
order revoking and re-enacting that Order with or without modification) no development 
permitted by the said Classes shall be carried out without further grant of planning 
permission of the Local Planning Authority. 

7. No development shall commence until a full scheme of appropriate avoidance and 
mitigation measures in respect of Great Crested Newts, including Reasonable 
Avoidance Measures (RAM's) and a long term conservation plan in respect of Great 
Crested Newts on the application sites is submitted to and approved by the Local 
Planning Authority. 

 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 

1990. 
2. In the interests of visual amenity. 
3. To ensure in the interests of visual amenity a satisfactory standard of landscaping in 

conjunction with the development. 
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4. To ensure a satisfactory standard of development, in the interests of visual amenity. 
5. In the interests of investigation and recording of historic/listed buildings. 
6. In the interests of investigation and recording of historic/listed buildings. 
7. In the interest of the protection of Great Crested Newts. 
 
 
NOTES TO APPLICANT: 
 
You are advised that the Local Planning Authority has granted this permission solely on the 
basis that the proposal involves the conversion of the building to a dwelling, to be carried out 
strictly in accordance with the approved plans.  Any alteration or demolition work deviating from 
that shown on the approved plans, unless agreed by the Local Planning Authority, involving the 
rebuilding of part or all of the outbuilding will invalidate the planning permission. 
Condition No. 5 of this permission requires the carrying out of a photographic survey.  The 
applicant is expected to pay for and complete the photographic survey.  Professional 
photographers may be used where access to a camera or technical difficulties are encountered 
but the applicant should be aware that this will significantly increase the cost of the survey. 
 
Photographs should be taken using a digital camera with a minimum resolution of 4 megapixels 
and preferably 8 megapixels or more. 
 
Photographs should be taken at the highest jpeg resolution setting available on the camera 
(usually Fine or Super Fine).  The saved photographs must be copied onto a good quality 
branded CD or DVD disk in the jpeg/jpg file format. 
 
Note:  Digital photographs presented on normal paper or photographic paper will not be 
accepted as they are not archivally stable in the long term. 
 
The use of a standard flashgun is recommended indoors to light the interior views. 
 
If available a measured scale should be placed within each but this is not essential. 
 
Photographs should be taken of all exterior and interior wall elevations which are affected by 
the development together with photographs of interior roof detail where this is altered.  Features 
of particular interest (e.g. obvious differences in wall makeup, windows and doors whether 
blocked up or not, fireplaces, timber framing, stairwells, cellars) should also be fully 
photographed. 
 
The applicant should indicate where the views taken are positioned on an architect's floor plan 
of the building.  Location reference numbers on the plan/s should utilise the digital photo 
numbers from the cameral for cross reference purposes. 
 
The applicant must check the photos at the application site to ensure there are no blurred or 
poorly lit images.  If some images are blurred, please increase the speed at which the 
exposures are taken (1/125 is a good minimum) and re-take the images.  If images are poorly lit 
please check your flash is working and./or increase the aperture.  Setting the camera ISO at 
200 or 400 will also allow higher shutter speeds to be used in dimly lit locations. 
 
The photographs should then be sent to: Mark Walters, Development Control Section, Clwyd-
Powys Archaeological Trust, 7A Church Street, Welshpool, Powys, SY21 7DL (Tel: 01938 
553670).  CPAT will confirm receipt of your photographs and inform the planning authority that 
the condition has been satisfied. 
Your attention  is drawn to the attached comments from the Council's Public Rights of Way 
Officer dated 13th June 2011. 



 

 

  
                                                                               PLANNING COMMITTEE 

MEETING -   September 28th 2011  
                                                      ITEM NO.   

 
PLANNING ENFORCEMENT REPORT 

 
 
REFERENCE: ENF/2011/00003 

 
LOCATION: Land to the side of Bodaeron, Mount Street, Ruthin 

 
INFRINGEMENT: Unauthorised change of use of land by creation of extension of 

residential curtilage by erection of fencing forming partial enclosure 
 
 

 
 
RELEVANT PLANNING POLICIES AND GUIDANCE 
 
DENBIGHSHIRE UNITARY DEVELOPMENT PLAN 
 
Policy GEN 6 –   Development Control Requirements 
Policy HSG 16 – Extensions to Domestic Gardens/Curtilages 
Policy CON 5 –   Development within Conservation Areas 
 
GOVERNMENT GUIDANCE  
 
Planning Policy (Wales) 2010 
Circular 1/98 – Planning and the Historic Environment 
Technical Advice Note (Wales) 9 – Enforcement of Planning Control 
 
HUMAN RIGHTS CONSIDERATIONS 
 
The provisions of the Human Rights Act 1998 are taken into account when considering taking 
enforcement action against unauthorised developments/uses of land and other related 
matters. 
 
In this particular instance, matters relate to the rights of a citizen to extend the residential 
curtilage of his property onto land not within his ownership, by the erection of a fenced partial 
enclosure. 
 
1. BACKGROUND INFORMATION 
 
1.1 The land which is the subject of this report is located to the west side of the property 

known as Bodaeron on Mount Street in Ruthin.  The land is part of an access between 
the Market Street car park and School Road to the North; originally forming the Old 
Farmer’s Market access road.  

 
1.2 Fencing has been erected on this land which measures approximately 5.8m long and is 

approximately 2m wide, with the height of fence panel’s from the ground measuring 
between 1.81m and 1.94m.  Posts are  between 2.14m and 2.17m high. 

           
1.3 The erection of the fencing by the owners, outside their residential curtilage, was brought 

to the attention of the Planning Department in April 2011.  An investigation identified a  
potential breach of planning control.  However, despite ongoing correspondence between 
the department and the owners of Bodaeron, the unauthorised fence remains. 
 



 

 

1.4  It is considered that the removal of the fencing, removal of a bollard and other domestic 
waste would remedy the identified breach and return the land to its previous use.. 
 
2. REASONS FOR ISSUING AN ENFORCEMENT NOTICE 
 
2.1 The change of use of the land has taken place within the last 10 years. 
 
2.2 No planning application has been submitted. 
 
2.3 The unauthorised development is contrary to policies and advice contained within the 

adopted Denbighshire Unitary Development Plan and also to advice contained within 
the aforementioned government guidance in respect of :- 

 
Visual Impact and Impact on the Conservation Area – 
 
It is considered that the siting of the fencing, its form and the materials used in its 
construction, fails to comply with criteria (i) of Policy GEN 6 of the Unitary 
Development Plan.  This criterion permits development only where it respects the site 
and surroundings.   
 
In relation to Policy CON 5 of the Unitary Development Plan, it is considered that the 
fencing, also by reason of its form and the materials used, fails to preserve or 
enhance the character or appearance of the designated Conservation Area.   
 
Policy HSG 16 of the Unitary Development Plan does not permit the extension of 
residential curtilages when, as in this case, the result adversely affects the character 
and appearance of the locality. 

 
 
3. RECOMMENDATION 
 
 
3.1 That the Planning Committee authorise the service of an Enforcement Notice with a 1 

month compliance period, requiring the removal of the fencing and posts, the removal of 
the bollard and domestic waste and the re-instatement of the land. 

 
3.2 To instigate prosecution proceedings where any person on whom an Enforcement Notice 

has been served, fails or refuses to comply with the requirements thereof within the 
specified time period. 
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