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PWYLLGOR CYNLLUNIO 
 

Cofnodion cyfarfod y Pwyllgor Cynllunio a gynhaliwyd yn Siambr y Cyngor, 
Neuadd y Sir, Rhuthun Ddydd Mercher 28  Medi 2011 am 9.30am. 
 

YN BRESENNOL 
 

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

HEFYD YN BRESENNOL 
 

Prif Gyfreithiwr (Susan Cordiner) Rheolwr Rheoli Datblygu (P Mead), Arweinydd 
Tîm (Proses Pwyllgor) (I Weaver), Arweinydd Tîm (Cymorth) (G Butler), 
Swyddog Gwasanaethau i Gwsmeriaid (J Williams), a Chyfieithydd (Catrin 
Gilkes).  
Mynychodd Mike Parker (Priffyrdd) ran o'r cyfarfod hefyd.  
 

DERBYNIWYD YMDDIHEURIADAU DROS ABSENOLDEB GAN  
 

Y Cynghorwyr J M Davies I A Gunning, C Hughes, R W Hughes, D Hannam, D 
Owens, D I Smith,  D A J Thomas 
Pennaeth Adfywio Cynllunio a Gwasanaethau Rheoleiddio (G Boase) 
 
2 DATGAN BUDDIANT  
 
Ni chafwyd unrhyw ddatganiadau o fuddiant personol neu niweidiol mewn 
unrhyw fusnes a adnabuwyd i'w ystyried yn y cyfarfod hwn.   
 
3  EITEMAU BRYS: Dim  

 
4  COFNODION Y CYFARFOD A GYNHALIWYD AR 27 GORFFENNAF 

 2011 
 

Penderfynwyd cadarnhau cofnodion 27 Gorffennaf 2011 yn gywir gyda'r 
ychwanegiad a ganlyn :   
 
Tudalen 20  - 44/2011/0508/OB  - Planhigfeydd Abbey, Abbey Road, Rhuddlan  
 
"Cynigiodd y Cynghorydd Ann Davies i GANIATÁU yr Addasiad am y rheswm 
bod risgiau yn gysylltiedig wrth ei wrthod.  Cafodd hyn ei eilio gan P Owen. 
Cynigiodd y Cynghorydd S Thomas i WRTHOD yr Addasiad am y rheswm bod y 
rhwymedigaeth wreiddiol yn parhau â diben defnyddiol.   

Eitem Agenda Rhif 4 
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Cafodd hyn ei eilio gan y Cynghorydd C Hughes" 
   
5 CEISIADAU AM GANIATÂD DATBLYGU 
 

Cyflwynwyd yr adroddiad gan y Pennaeth Adfywio Cynllunio a 
Gwasanaethau Rheoleiddio (a ddosbarthwyd yn flaenorol) yn rhifo ceisiadau 
a gyflwynwyd ac sy'n gofyn am benderfyniad gan y Pwyllgor. 

 
PENDERFYNWYD:- 
 

(a) y dylai argymhellion y Swyddogion, fel sydd wedi'u cynnwys o fewn yr 
adroddiad a gyflwynir yn awr, gael eu cadarnhau ac y dylai'r caniatâd 
neu'r gwrthodiadau cynllunio yn ôl fel y bo'n digwydd, gael eu 
cyhoeddi fel y bo'n briodol o dan y Gorchymyn Cynllunio Gwlad a 
Thref (Datblygu Cyffredinol a Ganiateir) 1995, Deddf Cynllunio ac 
Iawndal, 1991, Rheoliadau Hysbyseb Cynllunio Gwlad a Thref, 1994 
a/neu Ddeddf Cynllunio (Adeiladau Rhestredig ac Ardaloedd 
Cadwraeth) 1990 i'r datblygiad arfaethedig gan y ceisiadau a ganlyn 
yn amodol ar yr amodau sydd wedi'u rhifo yn yr atodlen a gyflwynir yn 
awr:- 

 
 
Rhif y Cais:  16/2011/0691/PF 
 
Lleoliad: Neuadd Llanbedr, Llanbedr Dyffryn Clwyd, 

Rhuthun 
 
Disgrifiad: Trawsnewid ac estyn hen garejys yn 1 Annedd gyda 

chlwyd ystlumod dynodedig yn y to  
 
 
Cynigion: 
Cynigiodd y Cynghorydd P Dobb y dylid rhoi'r caniatâd.  Cafodd hyn ei eilio gan y 

Cynghorydd D Owens  
 
PLEIDLAIS:   
 
22 i Ganiatáu  
0 i Wrthod 
1 Ymataliad 
  
 
 
GAN HYNNY RHODDWYD Y CANIATÂD  
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Rhif y Cais:  20/2011/0981/PF 
 
Lleoliad: Ysgubor - Ysgubor Ucha yn Glasgoed Pentrecelyn 

Rhuthun 
 
Disgrifiad: Trawsnewid adeilad allan fferm cyfredol sy'n segur i 

ffurfio annedd newydd, newidiadau i fynediad 
cerbydau cyfredol, gosod tanc septig newydd a 
gwaith cysylltiedig 

 
Derbyniwyd y llythyr sylwadau ychwanegol a ganlyn: 
Gan asiant yr ymgeisydd yn nodi mai dim ond gwaith cynnal a chadw ac 
atgyweirio cyffredinol a oedd wedi'i wneud hyd yma 
................................................................................................................................. 
Gofynnodd Y Cynghorydd M. Ll Davies i'r cais hwn gael ei oedi er mwyn caniatáu 

i Ymweliad Safle ddigwydd  
Cafodd hyn ei eilio gan y Cynghorydd D I Smith 
 
PLEIDLAIS: 
22  i OEDI y cais er mwyn caniatáu i'r ymweliad safle ddigwydd. 
0 i Wrthod oedi 
0 Yn Ymatal 
 
Gan hynny penderfynwyd oedi'r cais a threfnu ymweliad safle 
 
 
 
Rhif y Cais:  28/2011/0953/AC 
 
Lleoliad: Canolfan Hyfforddi Henllan  Dinbych 
 
Disgrifiad: Manylion darpariaeth tai fforddiadwy a gyflwynwyd yn 

unol ag amod rhif 16 y caniatâd cynllunio amlinellol 
28/2009/0705/PO. 

 
 
Derbyniwyd y llythyr sylwadau ychwanegol a ganlyn: 

Mrs R London, 9 Glasfryn, Henllan 
 

Rhoddwyd cyfle i aelodau ddarllen y wybodaeth ychwanegol a 
ddosbarthwyd ar yr adroddiad Sylwadau Hwyr 

Cynigion: 
 
Cynigiodd y Cynghorydd B Blakeley i GYMERADWYO 
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Cafodd hyn ei eilio gan y Cynghorydd J Butterfield 
 
 
PLEIDLAIS: 
 
24 i GYMERADWYO 
0 i Wrthod 
0 Ymataliad 
 
GAN HYNNY  CAFODD MANYLION Y DDARPARIAETH TAI FFORDDIADWY 
EU CYMERADWYO  
 
 
 
 
Rhif y Cais:  28/2011/0956/AC 
 
Lleoliad: Canolfan Hyfforddi Henllan  Ger Dinbych 
 
Disgrifiad: Cyflwynwyd manylion y systemau draenio yn unol ag 

amod rhif 23 y caniatâd cynllunio amlinellol 
28/2009/0705/PO 

 
Derbyniwyd y llythyr sylwadau ychwanegol a ganlyn: 

Mrs R London, 9 Glasfryn, Henllan 
 

..... Rhoddwyd cyfle i aelodau ddarllen y wybodaeth ychwanegol a 
ddosbarthwyd ar yr adroddiad Sylwadau Hwyr 

............................................................................................................................ 
 
Cynnig: 
 
Cynigiodd y Cynghorydd B Blakeley i GYMERADWYO 
Cafodd hyn ei eilio gan y Cynghorydd P Dobb 
 
 
PLEIDLAIS: 
23 i GYMERADWYO 
0 i Wrthod 
1 Ymataliad 
 
 
GAN HYNNY CAFODD MANYLION Y DRAENIAD EU CYMERADWYO 
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Rhif y Cais:  30/2011/0901/PF 
 
Lleoliad: Bron Yr Aur  Upper Denbigh Road   Llanelwy 
 
 
Disgrifiad: Codi garej ddwbl ar wahân (ail gyflwyno cais a 

wrthodwyd o dan gyfeirnod  30/2010/1359/PF) 
 
 
................................................................................................................................. 
Siaradwyr Cyhoeddus:   Ar gyfer : Peter Lloyd (asiant yn gweithredu ar ran 

ymgeisydd) 
 

Cynigiodd Mr Peter Lloyd ei farn bod y swyddogion wedi rhoi 
argymhelliad clir a phositif. Bydd y garej arfaethedig yn cael 
ei osod yn ôl oddi wrth y ffordd a ffiniau.  Nid yw'n adeilad 
mawr ac ni fyddai ei osod o flaen y llinell adeilad yn effeithio 
ar olygfa'r stryd.  Mae'r eiddo cyfagos wedi'u cysgodi gan 
goed.  

 
Cynigiodd Y Cynghorydd M Lloyd Davies (aelod lleol) 
y dylai'r cais hwn gael ei wrthod o dan bolisïau GEN 6 
a HSG 12  
Teimlodd fod y gwrthodiad blaenorol yn gywir ac na 
ddylai unrhyw beth gael ei adeiladu o flaen y llinell 
adeilad. Teimlodd y dylai'r cymydog gael ei gefnogi ac 
er bod coed yn sgrinio'r datblygiad arfaethedig, nid 
ydynt yn barhaol. 

 
 

Gofynnodd y Cynghorydd E. R Jones a fyddai modd 
amddiffyn y gwrthodiad mewn apêl 

 
Arddangosodd y Rheolwr Rheoli Datblygu (Paul 
Mead) ffotograffau a gymerwyd o'r brif ffordd a oedd, 
yn ei farn ef, yn dangos bod yr ardal wedi'i sgrinio'n 
dda.  Byddai'r garej mewn gardd fawr a chan hynny ni 
fyddai'n newid golygfa'r stryd. Byddai angen rheswm 
da dros wrthod y caniatâd 
 
Teimlodd y Cynghorydd M Lloyd Davies y byddai 
Polisi HSG 12 yn rheswm digonol dros wrthod, ar sail 
ymddangosiad cymeriad ac amwynder yr ardal. Yn ei 
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farn ef nid oedd y cynnig yn amddiffyn amwynder yr 
ardal gan y byddai y tu blaen i'r llinell adeilad ac nid 
oes unrhyw dai eraill ar y stryd gyda strwythur o'r fath 
o'u blaenau. 

 
 
Cynigion: 
 
Cynigiodd y Cynghorydd P Owen y dylai'r cais hwn gael ei Ganiatáu  
Cafodd hyn ei eilio gan y Cynghorydd D I Smith 
 
 
PLEIDLAIS: 
 
15 i Ganiatáu 
7  i Wrthod 
1 Ymataliad 
 
 
GAN HYNNY RHODDWYD Y CANIATÂD  
 
 
Rhif y Cais:  45/2010/1323/AD 
 
Lleoliad: 9 Bodfor Street Y Rhyl 
 
Disgrifiad: Arddangos arwydd ffasgia goleuedig newydd (cais ôl-

weithredol) 
 
Cynigion 

Cynigiodd y Cynghorydd J Butterfield y dylai'r 
caniatâd gael ei WRTHOD  
Cafodd hyn ei eilio gan y Cynghorydd J Bellis 

 
 
 
PLEIDLAIS: 
 
0 i Ganiatáu 
19 i Wrthod 
2 Ymataliad 
 
 
GAN HYNNY CAFODD Y CANIATÂD EI WRTHOD 
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Rhif y Cais:  45/2011/0815/AD 
 
Lleoliad: 83 High Street Y Rhyl 
 
 
Disgrifiad: Arddangos 2 arwydd ffasgia goleuedig ac 1 arwydd 

hongian goleuedig (cais ôl-weithredol) 
 

 
 
Awgrymodd y Cynghorydd I Armstrong y gallai lliw 
melyn a natur oleuedig yr arwydd hwn achosi dryswch 
i yrwyr wrth y goleuadau traffig cyfagos. 

 
Teimlodd Rheolwr Rheoli Datblygu (Paul Mead) bod y 
lliw yn gorliwgar ac yn rhy "gryf" i'r Ardal Gadwraeth. 
Fe allai effeithio ar ddiogelwch traffig gyda'r nos. 
Roedd arwydd ymestynnol yn hongian hefyd a fyddai, 
ar y cyd â'r arwyddion ffasgia, yn niweidio amwynder 
gweledol yr ardal. 

 
Teimlodd y Swyddog Priffyrdd M Parker hefyd y 
gallai'r lliw ddrysu teithwyr yn teithio tuag at y 
goleuadau traffig o flaen yr eiddo  

 
Cynigion 
Cynigiodd y Cynghorydd J Butterfield y dylai'r caniatâd gael ei Wrthod 
Cafodd hyn ei eilio gan y Cynghorydd B Blakeley 
 
 
PLEIDLAIS: 
 
3 i Ganiatáu 
19 i Wrthod 
2 Ymataliad 
 
 
 
 
GAN HYNNY CAFODD Y CANIATÂD EI WRTHOD 
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Rhif y Cais:  45/2011/0572/PF 
 
Lleoliad: Cartref Preswyl Dewi Sant 36 East Parade, Y Rhyl 
 
Disgrifiad: Codi cartref gofal 60 gwely wrth gefn Cartref Preswyl 

Dewi Sant, adeiladu maes parcio newydd a mynediad 
cerbydau newydd o'r East Parade a rhodfa 
gwasanaeth o Tarleton Street 

................................................................................................................................. 
Rhoddwyd cyfle i Aelodau ddarllen adroddiad yr Arolygiad Safle a gynhaliwyd 
Ddydd Llun 26 Medi 2011. 
 

Siaradodd y Cynghorydd J Bellis fel aelod lleol ac ar ran cyd 
aelod o'r ward, y Cynghorydd D Hannam, a oedd yn methu 
mynychu.  Nododd fod y cynnig hwn wedi'i wrthod 
ddwywaith o'r blaen ac anogodd y dylai'r cais hwn gael ei 
wrthod ar sail parcio.  Er bod ardal tynnu i mewn ar Tarleton 
Street, dim ond 16 o fannau parcio sy'n cael eu cynnig ar y 
safle, a theimlodd fod hynny'n annigonol ar gyfer y staff, y 
100 o breswylwyr ac ymwelwyr. Dywedodd fod ymwelwyr yn 
prynu tocynnau parcio o'r Cyngor i barcio yn y maes parcio 
cyhoeddus gerllaw a theimlodd fod hynny'n dreth ar y rhai 
sâl.  Roedd y fynedfa newydd a gynigir ar East Parade ochr 
draw'r orsaf Bad Achub ac fe allai ymyrryd gyda symudiad 
cerbydau argyfwng. 

 
Roedd y Cynghorydd Bellis hefyd yn meddwl bod y 
cynnig yn gôr ddwysau'r safle a fyddai'n gadael gofod 
amwynder annigonol. 

 
Cytunodd y Cynghorydd R Bartley gyda'r Cynghorydd 
Bellis oherwydd roedd yn teimlo bod y mater priffyrdd 
yn bwysig - mae Tarleton Street yn ffordd ddwy ffordd 
brysur ac nid oes croesfan i gerddwyr i'r maes parcio 
cyhoeddus.  Gwnaeth y Cynghorydd Bartley sylw 
hefyd ar ddiffyg gofod amwynder 
 
Teimlodd y Cynghorydd S Thomas bod y sefyllfa wedi 
newid ers y gwrthodiad blaenorol.  Cydnabu fod y 
ffordd yn gul a soniodd am fan a oedd wedi blocio'r 
ffordd yn ystod yr ymweliad safle ond teimlodd na 
fyddai cerbydau argyfwng yn cael eu rhwystro gan y 
byddai ganddyn nhw oleuadau glas i'w helpu trwodd.  
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Cytunodd y Cynghorydd Ann Davies gyda siaradwyr 
blaenorol a theimlodd ei bod hi'n drueni na allai 
Safonau Gofal gynnig sylwadau yn y cyfnod hwn. 
 
Crybwyllodd y Cynghorydd A. Pennington fod y 
cartref eisoes yn un prysur gyda pharcio cyfyngedig.  
Byddai'r estyniad yn gwneud pethau'n waeth, yn ei 
farn ef. 
 
Awgrymodd y Prif Swyddog Ariannol Ian Weaver bod 
y cais hwn yn mynd i'r afael â rhesymau am y 
gwrthodiad blaenorol trwy gyflwyno trefniant mynedfa 
newydd.  Serch hynny, roedd hwn yn argymhelliad 
"cytbwys"  
 
Esboniodd y Swyddog Priffyrdd M Parker bod yr 
Adran Priffyrdd yn cyfeirio at safonau parcio yn SPG 
21 sy'n gofyn am uchafswm o 1 gofod parcio fesul 3 
gwely - yn yr achos hwn, cyfanswm o 37 gofod.  Mae  
nifer y lleoedd a gynigir (16) islaw'r safon ond fe 
roddodd y Swyddog Priffyrdd ystyriaeth i argaeledd y 
maes parcio cyhoeddus gerllaw a pharcio ar y stryd.  
Dywedodd ei fod hefyd ar lwybrau bws a beicio. 
Roedd yn deall y pryderon a godwyd am Tarleton 
Street ond byddai'r fynedfa newydd oddi ar East 
Parade yn gostwng y defnydd ar Tarleton Street . 
Bydd y gyffordd is-safonol yn cael ei chau.  Ni effeithir 
ar yr Orsaf Bad Achub. 
 
Gofynnodd y Cynghorydd J Butterfield a oedd arolwg 
traffig wedi'i gynnal 
Gofynnodd M Ll Davies am gyngor ar y polisi Cynllun 
Datblygu Lleol perthnasol.  
Gofynnodd y Cynghorydd J Bellis at ba ddiben oedd 
yr ardal gwasanaeth a ddangosir ar y cynllun - 
teimlodd fod y cerbydau nwyddau yn debygol o geisio 
parcio mor agos â phosibl at yr adeilad.   
 
Dywedodd M Parker y bydd y fynedfa gyfredol yn cael 
ei chau a chulfan yn cael ei darparu er mwyn atal 
cerbydau nwyddau rhag gorfod bacio i mewn neu 
allan o'r safle. 
Mae'r arolwg traffig yn dangos y bydd y traffig yn cael 
ei ailgyfeirio gan y trefniant newydd. 
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Dywedodd Rheolwr Rheoli Datblygu ei fod yn teimlo 
bod Aelodau yn pwyso tuag at wrthod a dywedodd y 
byddai'r rhesymau a ganlyn yn addas: 
Diffyg parcio ar y safle   
Gor ddatblygu'r safle 
 
Mewn ymateb i'r Cynghorydd Davies, dywedodd P 
Mead mai polisi Cynllun Datblygu Lleol CF5 oedd yn 
berthnasol ond nad oedd y geiriad yn benodol ar ofod 
amwynder.   
 
Awgrymodd y Cynghorydd G Kensler y byddai angen 
darparu lleoedd parcio i'r anabl hefyd 

 
 
Cynigion: 
 
Cynigiodd y Cynghorydd M Lloyd Davies y dylid rhoi Caniatâd  
Cafodd hyn ei eilio gan y Cynghorydd J Butterfield   
 
 
 
PLEIDLAIS: 
 
7 i Ganiatáu 
13 i Wrthod 
4 Ymataliad 
 
 
 
GAN HYNNY CAFODD Y CANIATÂD EI WRTHOD  
Cymerwyd y penderfyniad hwn, a hynny Yn Erbyn Argymhelliad y Swyddogion 
am y rhesymau a ganlyn:  Parcio annigonol ar y safle, colli gofod amwynder a 
gor ddwysau'r safle 
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Rhif y Cais:  46/2011/0656/PF 
 
Lleoliad: The Croft Upper Denbigh Road Llanelwy 
 
Disgrifiad: Cadw wal sydd dros 2 metr o uchder (cais ôl-

weithredol) 
 
Dywedodd y Cynghorydd D Owens wrth y pwyllgor nad yw'r cymdogion yn hapus 

â'r datblygiad hwn ond yn teimlo na allan nhw wneud unrhyw 
beth amdano.  Roedd yn pryderu am geisiadau ôl-weithredol 
yn gyffredinol. 

Gofynnodd y Cynghorydd M Ll Davies ynglŷn â llwybr i'r rhandiroedd.  Nododd yr 
adroddiad nad oedd hawl tramwy cyhoeddus gerllaw'r 
datblygiad. 

Dywedodd Rheolwr Rheoli Datblygu P Mead bod llwybr ar un ochr i'r wal sy'n 
arwain at y rhandiroedd ond at ddefnydd deiliaid rhandiroedd 
yn unig, ac nid yw'n hawl dramwy gyhoeddus.  Roedd angen 
caniatâd ar gyfer y wal gan ei fod dros 2 fetr o uchder.  
Esboniodd nad yw'n drosedd adeiladu heb ganiatâd 
cynllunio ond gall yr Awdurdod Lleol ofyn am gais yn ôl-
weithredol. 

Teimlodd y Cynghorydd Selwyn Thomas y byddai sesiwn hyfforddi ar geisiadau 
ôl-weithredol yn cynorthwyo Aelodau. 

 
Cynigion: 
 
 
 
 
 
 
PLEIDLAIS: 
 
23 i Ganiatáu 
1 i Wrthod 
0 Ymataliad 
 
 
GAN HYNNY RHODDWYD Y CANIATÂD  
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Rhif y Cais:  46/2011/0764/PF 
 
Lleoliad: 5 Fron Haul Llanelwy  
 
 
Disgrifiad: Dymchwel sadiwr (outrigger) un llawr ac adeilad 

estyniad to ar ongl deulawr ac ystafell wydr i gefn yr 
annedd) 

 
 
Cynigion: 
 
Cynigiodd y Cynghorydd D Owens y dylid rhoi Caniatâd 
Cafodd hyn ei eilio gan y Cynghorydd M. Ll Davies 
 
 
PLEIDLAIS: 
 
23 i Ganiatáu 
0 i Wrthod 
0 Ymataliad 
 
GAN HYNNY RHODDWYD Y CANIATÂD 
Yn amodol ar yr Amod Diwygiedig a ganlyn..........     
 
2.  Ni fydd unrhyw ffenestri ychwanegol i'r rheini a ddangosir i'w darparu ar lefel 
llawr cyntaf ar yr estyniad cefn a ganiateir yma heb gytundeb ysgrifenedig yr 
Awdurdod Cynllunio Lleol. 
Rheswm: Er budd amwynder eiddo cyfagos. 
................................................................................................................................. 
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Rhif y Cais:  46/2011/0793/P0 
 
Lleoliad: Ysgol St Winifred Heol Esgob Llanelwy  
 
 
Disgrifiad: Ailddatblygiad arfaethedig i 0.09 hectar ar gyn safle 

ysgol gan gynnwys dymchwel adeiladau cyfredol, codi 
17 o anheddau preswyl, mynedfa, creu Ardal 
Chwarae i Blant (plant bach) a throsglwyddo maes 
chwarae'r ysgol i'r Ysgol Gynradd drws nesaf (Cais 
amlinellol gan gynnwys mynedfa - yr holl faterion eraill 
ar gadw) 

 
 
Derbyniwyd y llythyron sylwadau ychwanegol a ganlyn: 

Cyngor Dinas Llanelwy 
Mae'r Clerc wedi cadarnhau na fydd y sylwadau gwreiddiol a wnaed gan y 
Cyngor "yn cael eu heffeithio gan y ffaith bod maint y plot yn anghywir yn y 
dogfennau gwreiddiol a ystyriwyd". 
 
Cyngor Cefn Gwlad Cymru 
Ail-gadarnhau safiad - dim gwrthwynebiad 
 
Swyddog Bioamrywiaeth y Cyngor Sir 
Croesawu'r bwriad i gadw'r coed Sycamorwydd ar gyfer eu potensial am 
ystlumod.  Mae'n cyfeirio at archwilio'r adeiladau am dystiolaeth o ddefnydd 
gan ystlumod, ac mae'n fodlon bod modd cynnwys y materion o fewn amod yn 
gofyn am weithredu Mesurau rhagofalus Rhesymol os gwelir bod unrhyw 
ystlumod yn defnyddio'r adeilad cyn ei ddymchwel. 
 
Sylwadau unigol 
Mr M Bundy, 19 Lôn y Parc, Llanelwy 
 
Prif bwyntiau 
Coed - Derbyn bod angen torri un sycamorwydden ond yn gofyn am gadw'r 2 
arall. 
Ystlumod - Yn cymryd yn ganiataol bod clwydi ystlumod wedi'u gwirio. 
 
Asiant yr ymgeisydd 
Yn edrych i gywiro sylwadau gwreiddiol y Swyddog Bioamrywiaeth, gan nad 
oes cynnig i dynnu unrhyw wrych neu goed ar hyd y ffin ddwyreiniol.  Mae'r 
goeden sy'n cael ei thynnu i lawr yn rhywogaeth draenen wen wael. 
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................................................................................................................................. 
Cyfeiriodd y Cynghorydd B Cowie at y gwaith sydd wedi'i wneud hyd yma i 

ddymchwel yr adeiladau segur hyn ac ennill mwy o dir 
i'r ysgol.  Roedd yn falch o weld y cais ac anogodd y 
dylid ei ganiatáu  

 
Gofynnodd y Cynghorydd M Lloyd Davies y dylai'r ystâd newydd gael enw 

Cymraeg addas.  Fe grybwyllodd hefyd gais y Cyngor 
Dinas ar gyfer lleoli'r tai a gofynnodd ble'r oedd y 
llwybr cerdded cyswllt 

 
Gofynnodd y Cynghorydd G Evans sut i sicrhau bod y gofod agored yn cael ei 

ddarparu pe bai'r datblygwyr yn mynd i weinyddiaeth.  
A fyddai'n bosibl sicrhau Bond neu gytundeb. 

 
Esboniodd y Swyddog Priffyrdd M Parker ble'r oedd y llwybr cyswllt (ger plot 8) a 

dywedodd fod y trefniadau parcio arfaethedig yn 
bodloni'r safonau Priffyrdd. 

Nododd y Prif Swyddog Cynllunio Ian Waever mai dim ond fel enghraifft yr oedd 
y cynllun a ddarparwyd ond fe fyddai'n bosibl 
hysbysu'r ymgeisydd y dylai'r tai gael eu lleoli 
ymhellach yn ôl er mwyn caniatáu mwy o ofod 
agored. Gallai unrhyw gytundeb 106 gynnwys ar gyfer 
Bond i gael ei dalu cyn dechrau ar y datblygiad.  
Gellid ei ddefnyddio pe bai'r datblygwr yn methu 
darparu'r gofod agored. 

 
Cynigion: 
 
Cynigiodd y Cynghorydd J Butterfield y dylid rhoi'r caniatâd  
Cafodd hyn ei eilio gan y Cynghorydd Brian Blakeley 
 
PLEIDLAIS: 
 
24 i Ganiatáu  
0 i Wrthod  
0 Ymataliad 
 
 
GAN HYNNY RHODDWYD Y CANIATÂD  
    
Yn amodol ar yr amodau ychwanegol a ganlyn A Nodyn i'r Ymgeisydd:. 

16. Bydd yr ardal i ogledd-ddwyrain y tir arfaethedig ar gyfer yr anheddau, fel y 
dangosir ar y cynllun safle enghreifftiol, yn cael ei defnyddio fel maes 
chwarae ar gyfer Ysgol Heol Esgob Morgan yn unig    
Rheswm: Er mwyn osgoi amheuaeth, gan fod y tir wedi'i nodi o fewn Ardal 



P/em/gwen/commitem 15

Llifogydd C2. 
 

17. Bydd y datblygiad preswyl a ganiateir trwy hyn yn cael ei gyfyngu i dai 
Annedd C3 Dosbarth Defnydd fel y diffinnir yng Ngorchymyn Cynllunio 
Gwlad a Thir (Dosbarthiadau Defnydd) 1987 ac unrhyw ddosbarth cyfwerth 
o'r fath  mewn unrhyw ddiwygiadau i'r Gorchymyn hwnnw. 
Rheswm:  Er budd cymeriad ac amwynder yr ardal leol. 
 

18. AMOD CYN DECHRAU 
Ni fydd y datblygiad yn dechrau hyd oni y bydd manylion y ddarpariaeth a'r 
trefniadau ar gyfer cynnal a chadw'r Gofod Agored Hamdden Cymunedol a 
gofod Chwarae Plant yn y dyfodol yn unol â safonau'r Cyngor wedi'u 
cyflwyno i’r Awdurdod Cynllunio Lleol a'u cymeradwyo yn ysgrifenedig.  
Dylai trefniant o'r fath gynnwys ar gyfer darparu bond addas i dalu am y 
costau, ac amseru'r cwblhau a dod â'r gofod agored i ddefnydd. 
Rheswm:  Sicrhau bod trefniadau addas wedi'u sefydlu i gyflwyno gofod 
agored digonol a'i gynnal a'i gadw yn y dyfodol mewn cysylltiad â'r 
datblygiad. 
 

Nodyn i'r ymgeisydd 
Bydd Amodau 4 a 18 y caniatâd amlinellol hwn yn gofyn am drafodaeth gyda'r 
awdurdod lleol dros drefniadau i ddarparu tai fforddiadwy a gofod agored, ac 
efallai y bydd yn rhaid eu sicrhau gan rwymedigaeth Adran 106.  Fe'ch 
cynghorir yn gryf i drafod yr ymdriniaeth tuag at fodloni telerau'r amodau hyn 
gyda swyddogion ymhell cyn cyflwyno'r manylion. 
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Rhif y Cais:  47/2011/0516/PF 
 
Lleoliad: Pen y Palmant , Waen,  Llanelwy 
 
 
Disgrifiad: Parhau i ddefnyddio tir ar gyfer parcio 2 gerbyd 

cymysgu concrit (cais ôl-weithredol) 
 
Eglurodd y Cynghorydd B Smith sefyllfa'r Cyngor Cymuned - deallir bod y seilos 

ar y safle yn cynnwys sment ac agreg. Fe'u defnyddir i 
lwytho'r cerbydau cymysgu dros nos cyn eu cludo i'r 
safleoedd y bore wedyn. 

Cynigiodd y Cynghorydd B Smith y farn bod y safle yn cefnogi gweithred 
anawdurdodedig, heb drwydded gweithredwr, ac nad yw'n 
cael ei ddefnyddio ar gyfer parcio yn unig.  Gofynnwyd i 
swyddogion fonitro'r safle. 

Awgrymodd y Cynghorydd D Owens y dylai'r cais gael ei oedi i ymchwilio i'r 
newid defnydd honedig, gan ei fod yn teimlo y byddai'n 
anodd gwrthod caniatâd i ddefnyddio'r safle pe bai parcio yn 
cael ei ganiatáu.  

 
Cyfeiriodd Rheolwr Rheoli Datblygu Paul Mead at yr amodau ychwanegol a 

gynigir gan addo i ymchwilio i newid defnydd posibl i'r tir trwy 
fonitro'r safle. Gofynnodd hefyd i unrhyw dystiolaeth 
ychwanegol gan y cyhoedd neu'r Cyngor Cymuned gael ei 
anfon at y swyddogion cynllunio.  Ond ni chafwyd rheswm 
dros wrthod caniatáu parcio ar y safle. 

 
 
Cynigion: 
 
Cynigiodd y Cynghorydd M Lloyd Davies y dylid rhoi caniatâd 
Cafodd hyn ei eilio gan y Cynghorydd D I Smith.  
 
 
PLEIDLAIS: 
19 i Ganiatáu 
1 i Wrthod 
2 Ymataliad 
 
GAN HYNNY RHODDWYD Y CANIATÂD  
    
Yn amodol ar yr isod: ........... 

Geiriad diwygiedig i Amod 1 
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1.    Mae'r caniatâd yn perthyn i barcio uchafswm o ddau gerbyd cymysgu 
concrit ar yr ardal o dir ag ymyl coch ar y cynllun a gyflwynwyd yn unig. 
 
Nodyn i'r ymgeisydd 
1.    Fe'ch cynghorir bod y Dystysgrif hon yn cadarnhau rhoi'r caniatâd 
cynllunio hwn ar gyfer parcio cerbydau cymysgu concrit ar y safle yn unig, ac 
nid yw ar gyfer unrhyw weithgaredd arall yn gysylltiedig â hwy.  Nid yw'n cyfleu 
unrhyw ganiatâd / cysyniadau eraill a allai fod yn ofynnol ar gyfer parcio 
cerbydau o'r fath, e.e. Trwyddedu. 

 
 
 
 
Rhif y Cais:  47/2011/0787/PF 
 
Lleoliad: Tai allan ym Mhlas Coch Waen Road Rhuddlan 
 
 
Disgrifiad: Trosi tŷ allan segur i ffurfio 1 annedd, newidiadau i 

lwybr mynediad cyfredol a gosod 2 waith trin pecynnu 
 
 
Derbyniwyd y llythyron sylwadau ychwanegol a ganlyn: 

Cyngor Cymuned Tremeirchion, Cwm a Waen  
"Dim gwrthwynebiad - Serch hynny, gofynnodd y Cyngor bod yr amodau a 
ganlyn yn cael eu hystyried i gael eu hatodi i unrhyw ganiatâd cynllunio a 
roddir: 
 

a) Mynegwyd pryderon ynglŷn â mynediad ar gyfer anifeiliaid yn ôl ac 
ymlaen rhwng y fferm a chaeau ar y safle.  Teimlwyd bod y ffermwr 
angen mynediad i'w gaeau nad oedd yn niweidiol i'w fenter ffermio. 

b) O ystyried maint y cwrtil sydd wedi'i ddosrannu i'r Ysgubor, byddai'r 
Cyngor yn hoffi sicrwydd na fydd unrhyw ddatblygiad pellach yn 
digwydd ar y safle penodol hwn. 

 
Cyngor Cefn Gwlad Cymru 

Dim gwrthwynebiad mewn egwyddor yn amodol ar osgoi effeithiau posibl.  
Awgrymu amod yn gofyn am gyflwyno a gweithredu osgoad a lliniariad priodol, a 
chadwraeth Madfall Gribog.   

Swyddog Rheoli Adeiladau 
Yn cadarnhau bod yr adeilad yn gadarn o ran strwythur ac yn addas i'w drosi. 
 
Pensaer Cadwraeth 
Dim gwrthwynebiad.  Cynigion i'w gweld yn weddol gymedrol. 
 
Sylwadau Swyddog  
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Nid yw'r trefniadau mynediad yn effeithio'n niweidiol ar weithredu'r fenter fferm 
 
 
Gofynnodd y Cynghorydd B Smith am sicrwydd na fyddai unrhyw ddatblygiad 

pellach yn digwydd ar y tir hwn. 
Nododd y Prif Swyddog Cynllunio Ian Waever er na ellir rhoi sicrwydd o'r fath, 

byddai unrhyw geisiadau pellach yn cael eu cyflwyno 
gerbron y pwyllgor. 

Gofynnodd y Cynghorydd ER Jones a fyddai mynedfa yn cael ei rhannu.  
Nododd y Prif Swyddog Cynllunio Ian Weaver y byddai'n canghennu oddi ar y 

rhodfa gyfredol 
Gofynnodd y Cynghorydd TR Hughes pam fod dau waith trin pecynnu yn cael eu 

cynnig 
Esboniodd y Prif Swyddog Cynllunio Ian Weaver bod un yn gyfan gwbl at y fenter 

fferm  
Gofynnodd y Cynghorydd GC Evans a oedd yr ysgubor yn addas i'w throsi a 

pham bod goleuadau to yn cael eu cynnig. 
Dywedodd y Prif Swyddog Cynllunio Ian Weaver bod Rheoli Adeiladau yn teimlo 

bod yr ysgubor yn gadarn o ran strwythur ac yn addas 
i'w throsi. 
Mae'n well gan y Swyddog Cadwraeth i beidio â 
gweld agoriadau ffenestr newydd yn cael eu creu yn y 
waliau - bydd goleuadau to yn cael llai o effaith ar 
gymeriad yr adeilad. 

 
 
Cynigion: 
 
Cynigiodd y Cynghorydd B Smith y dylid rhoi'r caniatâd 
Cafodd hyn ei eilio gan y Cynghorydd J Bellis 
 
 
PLEIDLAIS: 
 
22 i Ganiatáu 
0 i wrthod 
0 Ymataliad 
 
 
 
GAN HYNNY RHODDWYD Y CANIATÂD  
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6. EITEM ORFODI    
 

Cyf ENF/2011/00003 
 
Lleoliad: Bod Euron, Mount Street Rhuthun 
 
 
Disgrifiad: Newid defnydd tir anawdurdodedig trwy greu cwrtil 

preswyl trwy godi ffens yn ffurfio caeadle rhannol 
 
Dywedodd y Cynghorydd DI Smith wrth y pwyllgor bod y safle penodol hwn yn 

achosi problemau yn Rhuthun. 
Gofynnodd y Cynghorydd RL Feeley pam ei bod hi'n cymryd mor hir i'w datrys, 

gan nad yw'r tir ym mherchnogaeth Bod Euron. 
Roedd y Cynghorydd G Kensler yn cydymdeimlo â'r adran gan mai dim ond un 

swyddog sy'n delio â'r ardal. 
Nododd Rheolwr Rheoli Datblygu P Mead bod dau swyddog gorfodi, ond bod yn 

rhaid iddynt orchuddio'r Sir gyfan.  Yn yr achos hwn 
mae materion cyfreithiol wedi bod dros berchnogaeth 
y llwybr - a pha un a yw'r llwybr yn cyfrif fel "priffordd" 
Mae perchnogion Bod Euron naill ai wedi adeiladu 
ffens dros 2m wrth ymyl priffordd neu maen nhw wedi 
newid y defnydd tir i breswyl. Ar ôl ceisio cyngor 
cyfreithiol mae'n ymddangos bod gan y Cyngor hawl 
i'r llwybr felly mae Bod Euron i bob pwrpas yn 
defnyddio tir y Cyngor.  

Esboniodd y Prif Swyddog Cyfreithiol Sue Cordiner bod y Cyngor wedi prynu'r tir 
ar gyfer y maes parcio cyfredol a bod ganddynt hawl 
tramwy ar hyd y llwybr dan sylw, ond nid yw'r 
berchnogaeth yn glir.  Y llwybr gorfodi cynllunio oedd 
y mwyaf syml gan nad yw perchnogaeth tir yn fater 
cynllunio. 

 
Gofynnodd y Cynghorydd M Lloyd Davies pwy oedd yn cynnal y llwybr - os mai'r 

Cyngor sydd, byddai hynny'n awgrymu hawliau 
perchnogaeth. 
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Cynigion: 
 
Cynigiodd y Cynghorydd DI Smith y dylid rhoi awdurdodiad i gymryd camau 

gorfodi 
Cafodd hyn ei eilio gan y Cynghorydd RL Feeley 
 
 
PLEIDLAIS: 
23 i awdurdodi camau 
0 i wrthod  
0 ymataliad 
 
 
PENDERFYNWYD Y dylid rhoi caniatâd ar gyfer yr isod:  
 

1. Awdurdodi gwasanaeth hysbysiad gorfodi gyda chyfnod cydymffurfio 
o un mis yn gofyn am dynnu'r ffens a'r pyst, tynnu'r bolard a 
gwastraff domestig ac ailsefydlu'r tir  

 
(i) Dechrau ar achosion erlyn, neu'r camau priodol o dan y Deddfau 

Cynllunio yn erbyn yr unigolyn, neu'r unigolion, yn erbyn pwy y mae 
unrhyw Hysbysiad Gorfodi, neu Hysbysiad o'r fath arall yn cael ei 
gyflwyno, neu yn eu herbyn y bydd camau cyfreithiol yn cael eu 
cymryd pe bai hwy'n methu cydymffurfio â gofynion yr Hysbysiad 
Gorfodi.  
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EITEM RHAN 2 
 
 
Rhif y Cais:  44/2011/0508/OB 
 
Lleoliad: Planhigfeydd Abbey Abbey Road  Rhuddlan Y 

Rhyl 
 
Disgrifiad: Addasu Rhwymedigaeth Adran 106 yn ymwneud â 

darparu tai fforddiadwy, gan gynnwys talu cyfanswm 
swm gohiriedig o £115,400 

................................................................................................................................. 
 
Dywedodd y swyddog cyfreithiol y gallai siarad cyhoeddus gael ei ganiatáu ar 
yr eitem hon yn Rhan 1 y cyfarfod, ond ar ôl unrhyw gyflwyniadau o blaid ac yn 
erbyn y cais, gofynnir i'r wasg a'r cyhoedd (gan gynnwys ymgeiswyr, asiantau 
ac unrhyw gefnogwyr neu wrthwynebwyr) adael y siambr i ganiatáu i Aelodau 
ystyried y cais yn gyfrinachol fel eitem Rhan 2.  

 
 

Siaradwr Cyhoeddus:  Ar gyfer :  Mr E Williams (asiant) 
 
Mr Elfed Williams siarad o blaid yr addasiad. Gofynnodd am farn ffres a 

gwrthrychol i gael ei roi i'r cais ac na ddylai'r 
Cynghorwyr gael eu dylanwadu gan y gorffennol.  
Nododd nad oedd hi bellach yn ddichonadwy i'r 
datblygwr ddarparu 10 o unedau tai fforddiadwy. 
Roedd yn well ganddynt ddarparu 4 fflat a 4 uned 
fforddiadwy ond nid oedd hyn yn dderbyniol. Byddai'r 
swm gohiriedig yn cael ei neilltuo i'w ddefnyddio yn 
Rhuddlan.  Roedd y datblygwr wedi ennill apêl ar y 
chwaer safle (The Orchards) a byddai'r ddau safle yn 
cael eu datblygu mewn tandem.  Nododd Mr Williams 
y byddai £115,400 yn cael ei dalu ac y byddai 7 o dai 
fforddiadwy yn cael eu hadeiladu ar y safle Orchards.  
Dywedodd nad oedd ei gleient yn "osgoi" gwneud 
unrhyw beth.  Roedd Mr Williams o'r farn bod cyfraith 
achosion yn eu cefnogi.  Roedd swyddogion y Cyngor 
wedi bod yn wrthrychol, yn broffesiynol ac yn gyson 
yn eu hargymhellion.  Dywedodd nad oedd unrhyw 
seiliau cyfreithiol i wrthod yr addasiad hwn. 
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 GWAHARDD Y WASG A'R CYHOEDD 
PENDERFYNWYD o dan Adran 100A Deddf Llywodraeth Leol 1972, y dylid 
gwahardd y Wasg a'r Cyhoedd o'r cyfarfod ar gyfer gweddill yr eitem fusnes hon 
ar y sail y byddai'n arwain at ddatgelu gwybodaeth eithriedig debygol fel y 
diffinnir ym Mharagraff 14 Rhan 4 Atodlen 12A y Ddeddf. 
 
 
Cynigion: 
 
Cynigiodd y Cynghorydd Ann Davies y dylai'r addasiad gael ei ganiatáu.  Y 

rhesymau dros y cynnig oedd: Y risgiau sy'n 
gysylltiedig â'r datblygwr yn methu gorffen y 
datblygiad a'r costau sy'n gysylltiedig ag amddiffyn 
apêl.  

Cafodd hyn ei eilio gan y Cynghorydd P Owen 
 
PLEIDLAIS: 
 
9 i Ganiatáu'r addasiad 
11 i Wrthod 
2 ymataliad 
 
Gan hynny cafodd yr Addasiad ei Wrthod.  
 
 
Ar y pwynt hwn atgoffaodd y swyddogion yr Aelodau bod yr argymhelliad yn 

cynnwys dau opsiwn pe bai'r addasiad yn cael ei 
wrthod:  

 
Gwrthod addasu'r Rhwymedigaeth am y rheswm sydd wedi'i gynnwys ym 

mharagraff 2.2 yr adroddiad  
Neu  
 
Gwrthod addasu'r Rhwymedigaeth gyda rheswm diwygiedig dros wrthod  
 
Cynigiodd y Cynghorydd S Thomas y gwrthodiad am y rhesymau sydd wedi'u 

cynnwys ym mharagraff 2.2 yr adroddiad. 
Cafodd hyn ei eilio gan y Cynghorydd A Pennington  
 
Ar ôl ei roi i bleidlais : 
 
15 yn pleidleisio o blaid 
2 yn pleidleisio yn erbyn 
2 Yn Ymatal 
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PENDERFYNWYD Ym marn yr Awdurdod Cynllunio Lleol, byddai'r 
addasiad a geisir yn erbyn nodau canllawiau Polisi Tai Fforddiadwy'r 
Cyngor yn ei Gynllun Datblygu Unedol (HSG 10) a'i Nodyn Arweiniad 
Cynllunio Atodol 22 - Tai Fforddiadwy o fewn Datblygiadau Newydd, sy'n 
ceisio darparu unedau tai fforddiadwy o fewn safle datblygiad oni bai bod 
tystiolaeth i gyfiawnhau ymdriniaeth amgen. Yn yr achos hwn nid yw'r 
Cyngor yn ystyried bod yr achos wedi'i wneud i naill ai gyfiawnhau'r 
opsiwn o dalu swm gohiriedig yn lle darpariaeth ar y safle, neu i'r swm 
sy'n ffurfio pwnc yr addasiad ar sail lefel ddarpariaeth islaw'r 10 uned a 
gynigiwyd yn wreiddiol fel rhan o'r datblygiad.” 

 
 
 
 
 
 
................................................................................................................................. 
 
 
 
 

DAETH Y CYFARFOD I BEN AM 12:15 pm 
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PWYLLGOR CYNLLUNIO                                   PLANNING COMMITTEE 
CYFARFOD: 19eg Hydref 2011               MEETING – 19th October 2011 
Eitem: 5                 Agenda Item: 5 
 
  
                                    
    DEDDF CYNLLUNIO TREF A GWLAD 1990 

CYNLLUNIO TREF A GWLAD (DATBLYGIAD CYFFREDINOL) 
GORCHYMYN 1995 - HYD HEDDIW 

DEDDF CYNLLUNIO A IAWNDAL 1991 
RHEOLIAD HYSBYSEBU CYNLLUNIO TREF A GWLAD 1994 

DEDDF CYNLLUNIO (ADEILADAU RHESTREDIG A CHADWRAETH) 
1990 

           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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No 

 
Application No 

 
Location and Proposal 
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1 

 1 01/2011/0969/CA  Land at rear of 43 Love Lane fronting  Tan Y Gwalia   
Denbigh 
Demolition of 5 No. terraced houses and demolition of 
highway wall top section for a length of 12.5 metres 

 1 

  
 2 09/2011/0770/PF  Outbuilding at Glan Clwyd Ganol   Llandyrnog  

Denbigh 
Change of use of redundant farm buildings to 4 No. 
holiday letting units, change of use of farmhouse to farm 
manager's house and 1 No. holiday let cottage.  
Installation of new package treatment plant and formation 
of passing places on approach roads 

 9 

  
 3 15/2011/0651/PF  Land south of and including Parc Farm Caravan Park  

Graianrhyd Road Llanarmon-Yn-Ial  Mold 
Change of use of 1.80 hectares of land to form extension 
to southern boundary of caravan park to accommodate 50 
static holiday caravans, together with environmental 
improvements and landscaping 

19 

  
 4 18/2010/1503/PO  Land rear of Golden Lion Inn   Llandyrnog  Denbigh 

Development of 0.08 ha of land by erection of a detached 
two-storey dwelling house (Outline application including 
access and layout) 

27 

  
 5 20/2011/0981/PF  Barn- Ysgubor Ucha at Glascoed   Pentre Celyn  

Ruthin 
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 

32 
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  SWJ 
ITEM NO: 
 

 1 

WARD NO: 
 

Denbigh Central 

APPLICATION NO: 
 

01/2011/0969/ CA 

PROPOSAL: 
 
 

Demolition of 5 No. terraced houses and demolition of highway wall top 
section for a length of 12.5 metres 

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

APPLICANT: Mr D Lloyd-Williams &  Mrs B Carr  
 

CONSTRAINTS:  
Town Heritage Area 
Conservation Area 
Article 4 Direction 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

DENBIGH TOWN COUNCIL – “The town council whilst objecting to the original 
application some while ago, would find it very difficult to do so with regard to the above 
as outline planning approval has been granted on appeal. 
 
The current application also refers to the demolition of a highway wall top section and 
the council, whilst not objecting to the current application, would raise concerns with 
regard to the safety of pedestrians using that section of the highway should the wall be 
demolished.’ 
 
CLWYD POWYS ARCHAEOLOGY – Refers to previous correspondence (planning 
code 01/2010/1116/PO), which recommended a contracted archaeological watching 
brief be conditioned.                    
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES  
CONSERVATION AND T.H.I. OFFICER   
Outlines concerns over approving demolition of the boundary wall prior to approval of 
details of the new access arrangements, and the signing of a contract for the carrying 
out of the redevelopment. 

 
SENIOR BIODIVERSITY OFFICER – 
Notes that the information submitted indicates that the houses are derelict and roof-
less, with some dense ivy, which could support nesting birds and bats. They could 
also use holes in the stone work.  The applicant should be made aware of this 
possibility and to follow precautionary measures. 

 
HEAD OF TRANSPORT AND INFRASTRUCTURE - Advises that Tan Y Gwalia is an 
unclassified adopted Highway.  Other consents may be required by the Department.  

 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
Gaynor Cottam, 41A  Love Lane, Denbigh 



 2

A Bibby Jones, Caer Elan, 51-53 Love Lane, Denbigh 
Ms. A. Roberts, 2, Church Cottages, Tan y Gwalia, Denbigh (e-mail) 
J. & L. Armstrong, 3, Church Cottages, Tan-y-Gwalia, Denbigh (e-mail) 
J. Armstrong 3, Church Cottages, Tan-y-Gwalia, Denbigh (petition) 
 
A petition has also been received with 12 signatories.  
 
Summary of planning based representations: 
 
Conservation Area – all the works involved with the heritage grant to restore and 
preserve the conservation area will be for nothing, as the application defy the concept 
of conservation and will alter the appearance of the conservation area with the removal 
of the old stone wall along Tan Y Gwalia lane/previous applications for demolition in the 
area have been rejected e.g. section fronting 1 Church Cottage, which consisted of 
only 20% of the  
highway wall/approving the plans will set a precedent/the lane will be fronted with a 
new tarmac car park, changing the character of the area.   
 
Highways and safety- demolition of the cottages will give rise to highway problems and 
hazards to residents, exacerbating existing parking problems including for disabled 
residents/the lane has limited access and is deemed unsuitable for large 
vehicles/unlikely that this lane can cater for heavy plant traffic/removal of highway top 
wall section for a length of 12.5 m would cause additional safety problems/two cars 
unable to pass along the lane.  
Structural damage - the rear wall of the cottages forms the dividing wall for the 
properties of 46, and 51/53 Love Lane, which raises concerns for future division and 
damage, and effect on existing buildings.            
 
Planning History-  a similar scheme to demolish the properties in 2005 did not include 
the demolition of the stone wall, with all stonework to be removed via the gateway to 
Love Lane/ not much difference between this application and that refused in 2010 – the 
main difference is the removal of a large section of Tan Y Gwalia wall;        
 
Nature conservation – a previous bat report was commissioned during the known time 
of bat hibernation, and bats were still there.   
 
Ownership – boundary wall between No’s 43 and 41 is on the property of 41 Love 
Lane, with no works to be undertaken on it; site and boundary plans for 47 includes a 
an existing path to the rear yard area – to the east of derelict cottage no 5  – which is 
not illustrated on the plans      
 

EXPIRY DATE OF APPLICATION:   03/10/2011 
 
REASONS FOR DELAY IN DECISION (where applicable):  
 

• timing of receipt of representations 
• delay in receipt of key consultation response(s) 

 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The application is for a conservation area consent for the demolition of 5 

derelict former cottages and the demolition of a section of highway wall for a 
length of 12.5 meters to facilitate the construction of two dwellings, following 
the grant of planning permission on appeal in March 2011. 
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1.1.2 The plans indicate the removal of the majority of the cottage walls, with the 
exception of part of the rear walls, and the removal of the highway wall along 
part of the boundary with Tan Y Gwalia Lane. Tan Y Gwalia lane is an 
unclassified adopted highway. The cross- section plans indicate that the 
remaining lower section of the wall i.e. below the current Tan Y Gwalia lane 
level, is to be retained, and the remaining site boundary walls will stay intact.   

 
1.1.3 The application includes a Design and Access Statement, which covers the 

design objectives, having regard to the planning history ; the appeal 
conclusions; constraints; the application objective; environmental 
assessment, land use and character ; inclusive access and movement 
considerations; sustainable building and community safety and suggested 
conditions.          
 

1.2 Description of site and surroundings 
1.2.1 The site lies some 300m from the town centre, within a closely knit residential 

area and contains 5 derelict stone cottages, with steeply rising untended land. 
Most of the walls of the cottages remain, but only a small part of the original 
roof survives, covered with vegetation. The remains are located along the 
southern boundary of a plot measuring a total of approx. 0.03ha. 

 
1.2.2 The site is bounded by a number of cottages at a lower ground level, with a 

two storey property at 45 Love Lane currently physically attached to the side 
elevation of the redundant cottages, with a small courtyard set off Love Lane, 
which includes the two storey cottage, Nos. 51-53, which lies at right angles 
to the southern section of the site. 

 
1.2.3 All existing residential properties abutting the western and southern 

boundaries of the site are two storeys, with rear elevations backing onto the 
site. A narrow passage, of some 1 m width, separates the property 51- 53 
from the boundary of the application site. 

 
1.2.4 There is currently no vehicular access to the site but a gated pedestrian 

access is located adjacent to 43 Love Lane which leads up to Tan y Gallia. 
Tan y Gwalia is a narrow highway and existing properties have limited off 
street parking facilities, leading to the need to park on street. The site slopes 
steeply up from Love Lane to Tan y Gwalia where it is bounded by a 
traditional 1.5m high stone wall. Two storey properties on Love Lane back 
onto the western and southern boundary of the site. The westerly boundary 
includes an existing retaining wall along the width of the rear  of 43 Love 
Lane.  The application forms indicate that the existing use of the site is a 
garden area.  
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site lies within the Vale of Clwyd Landscape of Historic Interest and the 

Denbigh Conservation Area. 
 

1.4 Relevant planning history 
1.4.1 Of direct relevance to this proposal is the outline planning permission allowed 

on appeal under code no. 01/2010/ 0116/PO for two semi detached/linked 
dwellings and the associated formation of access/parking. The site plan is 
attached at the front of this report, and of note is that the Inspector highlighted 
in respect of the ‘demolition’ of the 5 derelict former dwellings that ‘that 
element of the work is not subject to this planning permission’ and the 
description of the development granted planning permission was amended 
accordingly.  
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1.4.2 The appeal inspector considered that there were two main planning issues 
relevant to the outline application; whether sufficient information had been 
provided to assess whether the proposal would preserve or enhance the 
character or appearance of the Denbigh Conservation Area; and the impact 
on the living conditions of the occupiers of 51-53 and 43 Love Lane.  These 
are not matters fro consideration as part of a Conservation Area application.     

 
1.4.3 The plans approved with the appeal decision were an ‘indicative site plan and 

sections as proposed’, with two linked, part two storey and single storey 
dwellings, with a staggered layout. The plans also indicated alterations to 
existing boundary wall features, with changes to existing boundary walls, with 
a new parking platform area created to serve the site from the adjoining 
highway, Tan Y Gwalia, A separate pedestrian access was indicated via an 
existing pedestrian covered way to/from Love Lane. 

 
1.4.4 A previous permission granting conservation area consent (01/2005/1119/CA) 

for demolition is also an important consideration. This related to the 
demolition of 5 no. terraced houses. Members may recall that this proposal 
was considered at the November 2005 Planning Committee, where consent 
was granted subject to a number of conditions.         

 
1.5 Developments/changes since the original submission 

1.5.1 Subsequent to the issue of the appeal decision, Welsh Assembly Government 
issued a letter in April 2011 which attempted to clarify the implications of a 
Court of Appeal judgement, which quashed previous regulations concerning 
planning controls over demolition. In effect, the letter highlights that controls 
regarding demolition in conservation areas have been extended, with the 
effect of using the previous, limited controls which existed only in those cases 
involving residential buildings.  

 
1.5.2 The agent has requested that a determination is made on the basis of the 

application submitted. 
                   

1.6 Other relevant background information 
1.6.1 None. 

 
2. DETAILS OF PLANNING HISTORY: 

 
2.1 The main planning history consiederd relevant to this appliaction is considered to 

include the following; 
 
 
01/2008/0680/PO  
Development of 0.03 ha. of land by the demolition of 5 no. derelict cottages and 
redevelopment of site by the erection of 3 no. dwellings and associated parking and 
access off Tan Y Gwalia Road (outline application including means of access) - 
REFUSED 09/09/2008 and APPEAL ALLOWED 3//3/2011 
 
The appliaction was  dealt with under delegated powers and the reasons for refusal 
were;    
 
”1. The submitted proposal lacks detail and the site is located in a sensitive position 
within the Conservation Area.  As such, the application is considered to be contrary to 
Policy CON 5 of the Denbighshire Unitary Development Plan as the submission has 
not demonstrated that the scheme will preserve or enhance the character and 
apperance of the Conservation Area. 
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2. The application does not demonstrate that 3 dwellings can be accommodated 
within the site without resulting in harm to the adjacent properties by way of 
overlooking and overshadowing due to the constrained nature of the plot and the 
position of the adjacent residential properties.  As such, the application is contrary to 
Policy GEN 6 of the Denbighshire Unitary Development Plan. 
 
3. In the absence of a detailed ecological survey, specifically for protected 'bat' 
species, and bird nest survey, the Local Planning Authority is unable to determine 
compliance with Denbighshrie Unitary Development Plan Policy ENV 6, SPG 18 and 
draft TAN 5 (2006), in that the likely impacts of protected species can not be fully 
assessed alongside appropriate compensation schemes and mitigation proposals”.  
 
Paragraph 2 of the inspector’s decision letter refers to the application title, and 
highlights that in respect of the ‘demolition’ of the 5 derelict former dwellings that ‘that 
element of the work is not subject to this planning permission’ and the description of 
the development granted planning permission was amended accordingly. 
 
01/2007/0732/PF 
Demolition of 5 no. derelict cottages and redevelopment of site by the erection of 
terrace of 3no. dwellings with associated parking area and new vehicular access - 
WITHDRAWN 16th  
January 2008  
 
01/2005/0865/PF  
Demolition of 5 no. derelict cottages and redevelopment of site by the erection of 
terrace of 4 dwellings and formation of new parking area and new vehicular access - 
REFUSED 14th December, 2005. 
 
The reason for refusal was:- 
 
”The proposal would lead to increased use of a narrow lane with limited width, poor 
alignment, and inadequate space for turning, parking and manoeuvring of vehicles.  
The proposal would also be likely to lead to additional on street parking, exacerbating 
the inadequate highway conditions.  The development would therefore be detrimental 
to the safety and convenience of all highway users and be contrary to criteria (vi) and 
(vii) of Policy GEN 6, Policy TRA 6, and Policy TRA 9 of the Denbighshire Unitary 
Development Plan.”  
APPEAL DISMISSED,  October 2006.  
 
The Appeal Inspector noted two issues at the time – the effect of the proposal on the 
safety and convenience of users of a nearby highway and secondly the likely impact 
on the living standards of occupiers of nearby residential properties, especially that of 
Nos. 51-53 Love Lane. On these issues, the Inspector concluded that the 
‘shortcomings of the scheme are of sufficient substance to justify withholding planning 
permission.   
 
01/2005/1119/CA  
Demolition of 5 no. terraced houses – CONSERVATION AREA CONSENT 
GRANTED – 04/11/2005.  
 
5/1/ 3661LB –Listed Building consent for demolition of row of derelict cottages, Rear 
of No 43 Love Lane Denbigh - GRANTED -17/06/1979 
 
1/3653 Formation of pedestrian access  - GRANTED 4/06/1979   
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3. RELEVANT POLICIES AND GUIDANCE: 
 

3.1 The main planning policies and guidance are considered to be: 
 
DENBIGHSHIRE UNITARY DEVELOPMENT PLAN (adopted 3rd July 2002) 
Policy GEN 10  - Supplementary Planning Guidance 
Policy CON 7 - Demolition in Conservation Areas 
 
Supplementary Planning Guidance 
SPG 13 – Conservation Areas 
 
GOVERNMENT GUIDANCE 
Planning Policy Wales 2011 
 
Technical Advice Notes 
12 Design 
 
Circulars 
35/95 – The Use of Conditions in Planning Permissions 
60/96 Planning and the Historic Environment; Archaeology 
61/96 Planning and the Historic Environment: Historic Buildings and Conservation 
Areas 
011998 Planning and the Historic Environment ; Directions    
 

4. MAIN PLANNING CONSIDERATIONS: 
 

4.1 The main land use planning issues are considered to be:- 
 
4.1.1 Principle – case for the demolition in a conservation area, and planning 

history 
4.1.2 Other considerations and points raised    

 
4.2 In relation to the main planning considerations: 

 
4.2.1 Principle – case for the demolition in a conservation area, and planning 

history 
PPW highlights the objective of preserving or enhancing the character or 
appearance of a conservation area, and that this could be achieved either by 
development which provides a positive contribution to the conservation area 
character and appearance or development which leaves character and 
appearance unharmed.  TAN 12 ‘Design’ provides further guidance for 
development affecting the historic environment, outlining examples of key 
issues, including locally distinctive building elements and boundary details, 
and on the need for specialist and professional expertise to provide historical 
and architectural judgements.  Unitary Development Plan Policy CON 7  - 
Demolition in Conservation Areas permits demolition within a conservation 
area, subject to four tests, including the need to demonstrate that the 
building/structure makes no contribution to the character and appearance of 
the area, and an acceptable redevelopment scheme is approved. This policy 
is supported by Supplementary Planning Guidance Note SPG 13 – 
Conservation Areas.  SPG 13, paragraph 7.1 states that ‘Development should 
not detract form the character and appearance of the designated area’, and 
mentions a high standard of design required for development in Conservation 
Areas. 
 
It is relevant to this application that the Planning Committee report on the 
2005 conservation area consent application accepted that the buildings made 
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no positive contribution to the conservation area and that a suitably designed, 
replacement scheme would enhance the character of the conservation area.  
Additionally, the Inspector’s decision in 2011 suggests that the site could 
accommodate a suitably designed scheme involving two dwellings, subject to 
a number of planning conditions.  
 
The application seeks consent for the removal of approximately 75% of the 
existing highway boundary wall Tan Y Gwalia.  Significantly, the Inspector on 
the appeal noted that this ‘ wall is not listed and there is no indication that it is 
of great age or that it is of historic significance ………I do not consider that a 
break in the boundary wall to provide a vehicular access would result in  
unacceptable change to the character and appearance of the area. A 
satisfactory vehicular access could be achieved  without having to remove the 
whole of the boundary wall and could be dealt with as part of reserved 
matters’. 
 
In this context, officers consider it would be difficult to justify withholding 
consent for demolition.  The proposal would not conflict with the Unitary Plan, 
Policies GEN 6 criterion ii) or CON 5. 
 

4.2.2 Other considerations and points raised   
The points of objection raise other issues, dealt with during the course of the 
previous refusals, and during the course of the appeal process in early 2011 
and are not material to a demolition consent application.     
 
The Highways Officer will confirm other relevant consents may be required.  
These can be covered by a suitably worded note to applicant.   
 
Other civil legislation requirements may also apply, for example, the Party 
Walls Act, which are outside the control and remit of the planning system.    
 
In noting the concerns of the Conservation Officer, it is suggested that a 
suitable condition can be added to preclude the carrying out of demolition 
works other than in accordance with the details to be submitted and approved 
in relation to the separate planning consent, and that demolition should only 
proceed as part of the implementation of the redevelopment scheme. 
 

5. SUMMARY AND CONCLUSIONS: 
 

5.1 Whilst appreciative of local concerns and representations submitted, officers consider 
that the planning history, the changes in legislation regarding demolition control, and 
significantly, the outcome of the Appeal process, are material considerations in the 
assessment and determination of this proposal, and there are no reasonable grounds 
to refuse demolition consent.  The concerns of the Conservation Officer can be 
addressed by attaching a suitably worded condition. 

 
RECOMMENDATION: - GRANT subject to the following conditions:- 
 
 
1. The development hereby permitted shall be begun before the expiration of five years 
from the date of this permission. 
2. No demolition shall be permitted to take place until the Local Planning Authority's 
approval has been obtained to the detailed plans of the redevelopment, including the access 
and parking arrangements, and the demolition shall only be permitted to commence once a 
contract is in place for the redevelopment, and the demolition shall only be carried out as part 
of the implementation of the redevelopment scheme. 
3. PRE-COMMENCEMENT CONDITION 
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No demolition works of any kind shall begin until the presence of a contracted archaeologist 
has been secured on-site according to the prescriptions set out in a curatorial design brief and 
approved in writing by the Local Planning Authority.  Access, at any reasonable time, shall be 
given to this archaeologist to enable the observations and recording of any archaeological 
remains uncovered during demolition.  A report of any archaeological records made must be 
deposited with the County Sites and Monuments Record, Clwyd-Powys Archaeological Trust, 
7a Church Street, Welshpool, Powys, SY21 7DL (01938-553670) within one month of the 
completion of this work with a summary of records sent to the Local Planning Authority at the 
same time. 
4. PRE-COMMENCEMENT CONDITION 
Prior to the commencement of any demolition a method statement shall be submitted to and 
approved in writing by the Local Planning Authority as to how demolition will be undertaken, 
including for the retention of existing site boundary walls. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. To ensure demolition works are only carried out as part of the implementation of the 
planning consent for the redevelopment of the site. 
3. In the interests of archaeological investigation and recording. 
4. In the interests of the character and appearance of the Conservation Area, highway 
safety and residential amenity. 
 
 
NOTES TO APPLICANT: 
 
Protected Species - Bats - and Nature Conservation  
 
You are advised to follow the following, general precautionary measures: 
 
1.  If possible, works should be carried out between November and end of March to avoid 
potential disturbance to breeding bats and/or birds.  
 
2. Slates, ridge tiles/finishers, abutment flashings, door frames and window frames, structural 
members, lintel bearings, purloins 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. 
 
3. If Ivy or vegetation is to be removed from a building, this should be done by hand, 
inspecting for bats and/or nesting birds. 
 
4. 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.   
 
5. 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.  If birds are using the building for nesting and nests cannot be retained when the 
conversion is undertaken, compensation should be provided by installing suitable artificial 
nests / nesting platforms. 
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  EOC 
ITEM NO: 
 

2 

WARD NO: 
 

Llandyrnog 

APPLICATION NO: 
 

09/2011/0770/ PF 

PROPOSAL: 
 
 

Change of use of redundant farm buildings to 4 No. holiday letting units, 
change of use of farmhouse to farm manager's house and 1 No. holiday let 
cottage.  Installation of new package treatment plant and formation of 
passing places on approach roads 

LOCATION: Outbuilding at Glan Clwyd Ganol   Llandyrnog  Denbigh 
 

APPLICANT: Mr & Mrs W  Thomas  
 

CONSTRAINTS:  
PROW 
PD Removed 
 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

ABERWHEELER COMMUNITY COUNCIL-  
1. “Object very strongly to revised application.  
2. Does not warrant farm manager’s house, as this farm was sold in parcels of 

land.  
3. Object to house being divided into two dwellings.  
4. The Applicant only owns a small portion of land, which he rents out. 
5. Not a viable agricultural unit.  
6. The barn conversion for holiday lets is not viable as we are inundated with 

holiday lets in the area already”. 
  
COUNTRYSIDE COUNCIL FOR WALES (CCW)-  
No objection. 

  
CLWYD POWYS ARCHAEOLOGICAL TRUST (CPAT)-  
No objection subject to photo survey condition.  
 
ENVIRONMENT AGENCY WALES (EA)- 
No objection. 
 
DCC CONSULTEE RESPONSES- 
BIODIVERSITY OFFICER- 
No objection, subject to notes to Applicant.  
BUILDING CONTROL OFFICER-  
No objection. 
HEAD OF TRANSPORT AND INFRASTRUCTURE- 
No objection subject to conditions relating to the passing places and on site parking.  
 

 
RESPONSE TO PUBLICITY: 
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Responses received (in objection): 
M Green, Ty’r Aer  (via email) 
G Davies, Dre Goch Isaf (via email) 
M Hillam, Peel Hall, Llandyrnog (via email) 
 
Summary of planning based representations: 
Impact on residential amenity, overlooking of neighbouring dwellings. 
Visual impact of development, site visible from public footpath.  
Highways safety, appropriateness and adequacy of passing places. 
Principle, proposal contrary to policy. 

 
 
EXPIRY DATE OF APPLICATION:   07/09/2011 
 
 
REASONS FOR DELAY IN DECISION (where applicable):  

 
• Awaiting consideration at Planning Committee  

 
 
PLANNING ASSESSMENT: 
1. THE PROPOSAL: 

1.1 Summary of proposals 
1.1.1 The application proposes the change of a redundant farm building to provide 

holiday letting units, the change of use of an existing farmhouse to a farm 
manager’s house and holiday let cottage, and formation of passing places all 
at Glan Clwyd Ganol, Llandyrnog.  

 
1.1.2 Four holiday letting units are proposed within the main outbuilding. Each unit 

in the two storey section of the building would comprise of three bedrooms, 
with living accommodation on the ground floor. The single storey element of 
the building would be converted into a two bedroom unit. Amenity areas are 
proposed for each unit and parking would be provided in the yard area to the 
north of the block. To facilitate this conversion some alterations are proposed 
to the building, primarily the installation of some new openings and re-roofing. 

 
1.1.3 The existing farmhouse is proposed to be sub-divided to form two units of 

accommodation. One unit would be used as farm manager’s accommodation 
and one would be used as a holiday let. To facilitate the subdivision limited 
external alterations are proposed in the form of the installation of french doors 
on the rear elevation and demolition of a poor quality porch. Stairs would be 
installed internally in the unit to the west. Amenity areas are proposed for 
each unit, and parking would be in the yard to the south.  

 
1.1.4 Vehicular access would be as existing from the B5429, via an unclassified 

road to the farm entrance. The application proposes the formation of 5 
passing places on the unclassified road. An additional passing place is also 
proposed on the farm track.  

 
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 and policy context. In support of 
the application a Protected Species Report was also submitted.  
 

1.2 Description of site and surroundings 
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1.2.1 Located to the northwest of Llandyrnog, the Glan Clwyd Ganol complex 
comprises a large dwelling, a range of brick outbuildings, a concrete milking 
parlour and two large profile sheeting sheds.  

 
1.2.2 Access to the site is off a minor road which runs off the western side of the 

B5429 Bodfari to Llandyrnog Road. The minor road runs for approximately 1 
km coming off the B road at the dwelling Bryn Darw to the north and looping 
back around to join the B road at Dre-Goch Ganol to the south. The farm 
track meets the minor road and runs 500 metres west to the farm complex. 

 
1.2.3 The land surrounding the site is relatively level agricultural land, which runs 

down to the banks of the river Clwyd to the west.  
 

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

development boundary. A public footpath crosses the east of the site and 
runs in a north-south direction.  
 

1.4 Relevant planning history 
1.4.1 There is substantial planning history on this site. Originally permission was 

granted for the conversion of the of the brick outbuildings to two dwellings in 
2009.  

 
1.4.2 The farm unit was then subdivided and acquired by the current Applicant in 

2010. An application was then made to extend and convert the farmhouse 
into two units, one for a holiday let and one for manager’s accommodation. 
That application included a substantial extension to facilitate the conversion, 
which was considered to be unjustified and inappropriate in terms of the 
details.  

 
1.4.3 A subsequent application was made to convert the outbuilding into 4 holiday 

let units. This application did not meet the policy TSM 15 in terms of the detail 
and scale of alterations to the outbuilding, amenity considerations and 
highway safety considerations.  

 
1.4.4 It is noted that this application aims to overcome the previous two planning 

application refusals, by recognising one application should be submitted for 
elements previously divided into two applications. Pre-application advice has 
been sought prior to the submission of the application. 

 
1.5 Developments/changes since the original submission 

1.5.1 None. 
 

 
2. DETAILS OF PLANNING HISTORY: 

09/2009/0470 Proposed conversion of 'redundant' traditional brick range outbuilding to 
two dwellings, installation of 1 new septic tank & associated works. Granted (under 
delegated powers) 13/07/2009 
 
09/2009/0471 Proposed conversion of 'redundant' milking parlour building to new 
dwelling, installation of 1 new septic tank & associated works. Refused (under delegated 
powers) 13/07/2009 
 
09/2010/0948 Subdivision of existing dwelling to form 1 no. holiday letting unit and 1 no. 
farm managers unit and erection of two-storey pitched roof extension to rear. Refused 
(under delegated powers) 11/11/2010 for the following reasons: 
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1. The proposal involves the extension of the dwelling Glan Clwyd Ganol to 
create an additional independent unit of accommodation in an open 
countryside location. In the absence of any essential need for an additional 
dwelling, it is considered contrary to policies GEN 3, HSG 5 and HSG 6 of the 
adopted Denbighshire Unitary Development Plan. 

2. It is the opinion of the Local Planning Authority that if permitted the proposed 
two storey rear extension would have an unacceptable impact on the amenity 
of the occupiers of the unit of accommodation on the east side by virtue of 
overshadowing and overbearing impact.  The proposal is contrary to criterion v) 
of Policy GEN 6 of the Denbighshire Unitary Development Plan. 

 
09/2010/1299 Change of use of redundant farm buildings to provide holiday letting units 
and installation of new sewage treatment plant. Refused (under delegated powers) 
12/04/2011 for the following reasons: 

1. It is the opinion of the Local Planning Authority that the scale of alterations to 
facilitate the proposed conversion into four holiday letting units would result in 
a scheme of conversion that fails to respect the traditional character and style 
of the simple agricultural building, contrary to criterion (ii) of Policy TSM 15 
and Supplementary Planning Guidance Note No.16 of the Denbighshire 
Unitary Development Plan. 

2. It is the opinion of the Local Planning Authority that the proposed 
development would not provide adequate standards of amenity for potential 
occupiers, owing to the provision of limited amenity space and the 
relationship to the working farm. Thus, the proposal would be in conflict with 
criterion (iv) of Policy TSM 15 of the Denbighshire Unitary Development Plan. 

3. The highway network accessing the site is of restricted width, with limited 
passing places. As such it is considered unsuitable to accommodate the 
increase in traffic likely to be generated by the increase in activity associated 
with the existing traffic and the conversion of the outbuilding into four holiday 
letting units. The proposal would be contrary to criterion iii) of Policy TSM 15 
and Policy TRA 6 of the Denbighshire Unitary Development Plan. 

 
 
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 
Policy TSM 15 - Self Serviced Holiday Accommodation 
 

3.2 SUPPLEMENTARY PLANNING GUIDANCE 
Supplementary Planning Guidance Note No. 16 - Conversion of Rural Buildings  
Supplementary Planning Guidance Note No. 7 (Updated ‘11) - Residential Space 
Standards  
 

3.3 GOVERNMENT GUIDANCE 
Planning Policy Wales Fourth Edition 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 Residential amenity 
4.1.4 Highways safety 
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4.1.5 Ecological impact 
4.1.6 Other matters 

 
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 development will not be permitted apart from some exceptions, the 
most relevant in this instance are the conversion and reuse of vacant rural 
buildings for rural tourism.  

 
Policy TSM 15 permits the development of self-serviced holiday 
accommodation outside development boundaries through the change of use 
and/or conversion of existing redundant buildings. The criteria of this policy 
relate to the building being structurally sound and capable of conversion, the 
character of the buildings and area being retained, the local highway network 
being capable of taking the increase in traffic, adequate space being provided 
within the units for general amenity and the number of units proposed not 
being an overdevelopment of the site.  

 
In terms of Policy HSG 15, the main outbuilding and farmhouse are 
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 buildings and the character and appearance of the 
countryside; the resulting agricultural and tourism complex would be sub-
divided and well contained. The units would have adequate curtilages with 
suitable boundary treatments. Thus the proposals are considered to comply 
with the principles of the relevant policies. The detailed impacts are 
considered below.  
 

4.2.2 Impact on visual amenity 
The main policy that refers to scale, landscape and visual impact is policy 
GEN 6. Policy TSM 15 also refers to the character of the buildings and area, 
in terms of visual appearance. 

 
The most notable alterations to the main outbuilding are the installation of six 
new openings on the south east elevation and the installation of rooflights into 
both roof planes. No major alterations are proposed to the farmhouse. 
 
In Officer’s opinion, the scheme of conversion would preserve the large brick 
outbuilding from further degradation by introducing a positive re-use. It would 
retain the scale and form of the building with no major alterations to facilitate 
the conversion, which is in line with the general thrust of policy TSM 15.  
The alterations to the dwelling would be minimal, therefore it is the opinion of 
Officer’s that there would be no harmful impact on the character of the 
building or the gereral area resulting from the proposed subdivision in keeping 
with policy GEN 6.  

 
4.2.3 Residential Amenity 

Policy GEN 6 sets specific tests to be applied to amenity of impacts of 
development; policy TSM 15 also refers to amenity impacts.  

 
Windows are proposed on all elevations of the holiday letting units and the 
farmhouse unit, and the first floor windows would all serve habitable rooms. 
There is a substantial amount of amenity space proposed for each of the uses 
and units, as can be seen from the site plan at the front of the report.  
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Having regard to the general layout of the site and spacing between the main 
outbuilding and the farmhouse, it is considered the proposal would not raise 
any conflicts with policy in terms of the amenity of existing or proposed 
occupiers. 
 
Whilst the overall intensity of use of the site would be greater than that 
involved in the conversion to two four bedroom dwellings, as permitted in 
2009, it is considered that the use would not be an overdevelopment of the 
site, or result on any significant harm to the amenity of surrounding occupiers, 
the nearest being over 200 metres from the agricultural complex.  

 
4.2.4 Highways 

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

 
The application includes the provision of passing places on the minor road 
from the B5429 to the site. Parking would be provided on site for each unit of 
holiday accommodation and the farm manager’s unit.  
 
In noting the Community Councils concerns, it is acknowledged that the minor 
road serving the site is narrow. However, Highway Officers have not objected 
to the current proposal, subject to the provision of these passing bays at 
points on the minor road, which are within the applicants control or that of the 
highways authority. These passing places would supplement existing 
“natural” passing points, in locations identified by the Applicant in conjunction 
with Highways Officers. The passing places would need to be completed prior 
to occupation of any of the units. Therefore it is suggested a planning 
condition be attached to ensure this.  

 
The public footpath on the eastern side of the site would not be affected by 
the development and a note can be attached to ensure it is not obstructed 
when works commence.  
 
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 evidence of bat activity in the outbuilding. Birds were also found 
to nest in the building.  

 
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 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. 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. A note to 
applicant stressing the importance of attaining a licence from WAG is 
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proposed as well as a condition relating to the conversion works and 
maintenance of the detached outbuilding, which is proposed to be retained as 
a positive conservation method.   
 
Therefore it is considered the proposal would not conflict with the policy 
criteria of ENP 2.  

 
4.2.6 Other matters 

The comments of the Community Council are duly noted. Whilst respecting 
their views it must be pointed out that there is no requirement in the 
conversions policy for an Applicant to prove there is a need for the use of the 
farmhouse as farm manager’s accommodation or conversion to holiday lets. 
 
The DAS refers to a subdivision between the ‘working farm’ and the holiday 
letting complex. The working farm is presently 70 acres. The Agent is of the 
view that the working farm, together with the income from 5 holiday lets, will 
provide significant work and income for the farm manager. 
 
It is understood the farmhouse was originally built and occupied for many 
years as two dwellings, although the last use has been as a single dwelling, 
which is of substantial size and in need of refurbishment.  
  
 

5. SUMMARY AND CONCLUSIONS: 
5.1 With respect to the observations raised 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, 
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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. PRE-COMMENCEMENT CONDITION 
Prior to the commencement of development the following details shall be submitted to and 
approved in writing by the Local Planning Authority and the development shall only proceed in 
strict accordance with those approved details: 
i) Renovation plans and details demonstrating mitigation plans for the detached 
outbuildings (referred to as out-houses in the Protected Species Survey submitted in support 
of the submission).   
ii) Indicative timeframe of implementation of proposed renovation works, which should 
be prior to the conversion works being undertaken on the masonry barn.  
iii) Details of proposals to ensure long term security and consequent ecological 
functionality of the detached outbuilding. 
 
8. PRE-COMMENCEMENT CONDITION 
The passing places shall be located, laid out and constructed in accordance with the 
approved plans before any commencement of development on site. 
9. Facilities shall be provided and retained within the site for the parking of vehicles in 
accordance with the approved plans, and shall be competed prior to the development being 
brought into use. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. In the interests of visual amenity. 
3. 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 investigation and recording of historic/listed buildings. 
6. In the interests of residential and/or visual amenity. 
7. In the interest of safeguarding the conservation of protected species. 
8. In the interests of highway safety. 
9. To provide for the parking of vehicles clear of the highway. 
 
 
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. 
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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. 
You are advised that a public right of way lies adjacent to the development. The right of way 
must not be disrupted during the duration of building works. 
 
A copy of the standard informative note relating to the Public Right of Way is attached to this 
Certificate. 
The ecology report recommends that the loss of the masonry barn as a night feeding roost for 
bats is mitigated by retaining the outbuildings in the southern part of the site (referred to as 
out houses) and adapting them to allow direct flight access for bats. Roofs should be finished 
traditionally with no roof lights and any openings should be closed off, other than that left for 
access by bats / birds. 
 
This can be done by either: 
Reducing door height within the frame to leave a 300mm gap above the door or forming a 
purpose made opening in the side walls of the building. The openings should be approx 
300mm square and be set a minimum of 1.5m from the ground. 
 
The preferred method must be chosen and shown on the plans submitted to comply with 
condition no. 10. It must also be demonstrated how these outbuildings will be retained as bat 
roosts in the long term. 
 
The ecological survey also found evidence of nesting birds in the masonry barn and 
recommends that the mitigation for bats will also be sufficient for the nesting birds. 
 
The reasonable avoidance measures detail below should be followed: 
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1.  Works should be carried out between November and end of March to avoid potential 
disturbance to breeding bats and/or birds.  
 
2. 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. 
 
3. If Ivy or vegetation is to be removed from a building, this should be done by hand, 
inspecting for bats and/or nesting birds. 
 
4. 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.   
 
5. 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.  If birds are using the building for nesting and nests cannot be retained when the 
conversion is undertaken, compensation should be provided by installing suitable artificial 
nests / nesting platforms. 
 
6. If any bats are found, work must stop and CCW or a licensed bat worker must be contacted 
immediately. 
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  EOC 
ITEM NO: 
 

3 

WARD NO: 
 

Llanarmon Yn Ial / Llandegla 

APPLICATION NO: 
 

15/2011/0651/ PF 

PROPOSAL: 
 
 

Change of use of 1.80 hectares of land to form extension to southern 
boundary of caravan park to accommodate 50 static holiday caravans, 
together with environmental improvements and landscaping 

LOCATION: Land south of and including Parc Farm Caravan Park  Graianrhyd Road 
Llanarmon-Yn-Ial  Mold 
 

APPLICANT: Mr G L  Evans  
 

CONSTRAINTS: PROW 
Ancient, Semi Natural Woodland 
 

PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

LLANARMON YN IAL COMMUNITY COUNCIL-  
Objection (10 page statement provided- summary quoted) 

1. “There is no evidence of the underlying need or demand for these further 50 
caravan units to justify approving this site extension. 

2. There are no controls that would prevent the current planning permission for 
355 units being revisited and implemented within the current site boundary. 

3. Given there is a high proportion of vacant pitched on the current site (10-10% 
vacant or 30-40 pitches) then these should be utilised first before an extension 
to the site is sought. 

4. The application site is not well related to the existing caravan park, and 
represents and inappropriate incursion into open countryside and AOB/AONB 
designate. 

5. This application does not simple represent the completion of a previous 
permission as there is no automatic presumption to extend the present site 
area onto new land in order to accommodate the residual caravans from a 
separate planning permission on a separate piece of land.  

6. The proposal cannot be said to be “small scale” as 50 units represents an 
increase of 17% on the current site capacity and at almost 2 hectares the 
extension is a significant area of land.  

7. Given the current site’s location within a sensitive landscape area, its present 
scale which already has an overbearing impact on the community, and the lack 
of any justification of need or demand for the additional units, in sustainability 
terms the balance of consideration should favour a precautionary approach to 
respecting the environmental limits and conserving the natural environment.  

8. This is in line with the sustainability principles embodied with Planning Policy 
Wales which seeks to protect the natural environment from inappropriate and 
unnecessary development.  

9. The fact that the site is within the proposed extension of the AONB is a 
material consideration and as such the application fails to satisfy the tests in 
policy ENV 2 particularly as with no justification of need for the extension, the 
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planning balance is in favour of preserving the AONB landscape (see also para 
5.5 and 5.6 of this response). 

10. The application due to its inappropriate scale, location and impact fails the 
tests of policy TSM 10 as set in detail in para 5.7 of this response”.  

 
AREA OF OUTSTANDING NATURAL BEAUTY JOINT ADVISORY COMMITTEE 
(AONB JAC)- 
“The JAC notes that this application does not involve an increase in the overall 
permitted number of units at this existing large caravan park which is within the 
proposed AONB Extension Area.  It is also noted and welcomed that the application 
includes a commitment to relinquish the possibility of developing static caravans in the 
more conspicuous previously approved but currently undeveloped northern part of the 
site which will be retained as landscaped open space, and that further environmental 
improvements are planned across the site.   
 
In this context and having regard to the extensive existing tree cover on and around the 
site and the local topography, the JAC accepts that the application site can be seen as 
a logical extension to the existing caravan park.  Other than from the public footpath 
which passes through the existing caravan park, the proposed extension is relatively 
well screened from both nearby and distant viewpoints and, having regard to the 
benefit of retaining the northern part of the site as open land, the JAC has no 
observations to make on the development in principle. 
 
However, the JAC would emphasise the need for the planning authority to ensure that 
the northern area remains undeveloped in perpetuity through condition and/or a further 
S.106 agreement, and to ensure that robust arrangements to conserve, manage and 
supplement the existing tree cover which screens the site are also put in place in the 
long term.  If necessary, this should include a review of the current TPO to ensure that 
it remains fit for purpose. 
 
It is also recommended that ‘environmental green’ caravan units with dark grey 
coloured roofs would be an appropriate choice of unit for this site. The JAC would also 
comment that any external lighting should be restricted and carefully controlled to 
minimise light pollution and subsequent loss of tranquillity in this relatively ‘dark’ 
landscape.  Only appropriately timed low level, low output lighting units should be 
employed. 
 
Finally, the JAC supports the applicants’ agreement to a condition restricting the 
caravans to holiday use only and to limit occupation to the currently permitted season 
for the existing site.” 
 
CLWYD BADGER GROUP- 
Records show potential for badgers to use site for foraging, hence a survey should be 
carried out.  

 
COUNTRYSIDE COUNCIL FOR WALES (CCW)- 
The Case Officer has informally advised that CCW are satisfied with the submitted 
information. Formal comments to follow.  
 
ENVIRONMENT AGENCY WALES (EA)- 
No objection. 
 
LLANARMON & DISTRICT CONSERVATION SOCIETY- 
Observations on application include; querying justification for the development, impact 
on AOB and future AONB designation. 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES- 
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BIODIVERSITY OFFICER- 
No objection, subject to notes to Applicant.  
 
HEAD OF TRANSPORT AND INFRASTRUCTURE- 
No objection. 
 
TREE CONSULTANT (FWAG) 
No objection.   

  
 
RESPONSE TO PUBLICITY: 

Letters of representation received from: 
Judge Ian Trigger, Alyn Bank, Llanarmon Yn Ial, CH7 4QX 

 
Summary of planning based representations: 
Visual amenity, harmful to the appearance and character of the area which is an AOB.  
Potential use, concerns over full time occupancy of site.  
 
 

EXPIRY DATE OF APPLICATION:   21/07/2011 
 
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 Permission is sought for a 1.8 hectare extension to the Parc Farm Caravan 

Park to allow for the siting of a 50 static holiday caravans. The proposals do 
not involve an increase in the overall numbers of caravans which are currently 
permitted on the site (355 Static caravans, 20 touring caravans), but a 
reorganisation of the location of caravans within the (extended) site.  

 
1.1.2 The extension is proposed on an open area of land between woodland, 

abutting the southern boundary of the site and includes an existing ‘informal’ 
recreation space/ playing field.  

 
1.1.3 Also included in the application is the provision of 6 environmental 

improvement areas within the existing site. The environmental improvements 
range from landscaping to relinquishing any further development on the 
northern section of the existing site.  

 
1.1.4 The new caravans would be a mix of singe and twin units. Full details of the 

proposed static caravans have not been submitted although reference is 
made to single pitch roofs with dark grey felt effect roofs.  

 
1.1.5 The application is accompanied by a detailed design and access statement 

(DAS), which comments on the relevant headings and provides a policy 
context for the development. In support of the application a basic landscape 
assessment and visual survey has been carried out. An ecology report has 
also been submitted.  
 

1.2 Description of site and surroundings 
1.2.1 Parc Farm is a long established large static caravan park located south east 

of the village of Llanarmon.  
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1.2.2 The 19 hectare site comprises a mix of caravans and associated 

hardstandings, club house and ancillary buildings, service roads, landscaping 
and woodland.  

 
1.2.3 At present there are 305 static caravans on the site, although the existing 

permission allows for 355 static caravans and 20 touring pitches. 
 
1.2.4 Access is off a minor road close to the junction with the B5430. The minor 

road serves the application site, and some neighbouring dwellings.   
 

1.2.5 The location plan at the front of this report indicates the relationship between 
the site and neighbouring residential properties, which are mainly located 
around the entrance. 

 
1.2.6 This main development area is limestone grassland surrounded by 

broadleaved woodland. 
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site is located within an Area of Outstanding Beauty (AOB), which is 

proposed for inclusion in the AONB extension, currently being considered by 
the Welsh Government. A public footpath runs along the boundary of the 
proposed extension area, and the existing southern boundary of the site. Part 
of the existing site is also a designated Ancient Woodland.  
 

1.4 Relevant planning history 
1.4.1 The static caravan site has operated at least prior to the 1960’s. It is 

understood historically it had an unrestricted planning permission, and 
numbers were controlled by the site licence.  

 
1.4.2 In 1995, permission was sought for the resiting of caravans and an amended 

layout. This permission limited the number of static caravans on the site to 
355 and touring pitches to 20.  

 
1.4.3 Subsequent applications have been made on the site to vary the season of 

occupancy of the static caravans and also to development of some of the 
ancillary services on the site.  
 

1.5 Developments/changes since the original submission 
1.5.1 Following the initial consultation additional information was sought relating to 

protected species and the visual/ landscape assessment.  
 

1.6 Other relevant background information 
1.6.1 None. 

 
 

2. DETAILS OF PLANNING HISTORY: 
2.1 25/14001 Proposed re-siting and layout of 355 static caravans and 20 touring 

pitches (touring or motorised caravans or tents). Granted 18/12/95  
 

15/0046/97/PS Variation Of Condition 4 On Application 25/14001 Occupancy 
March to October to allow Occupancy March to January. Granted 20/03/1997  
 
15/2004/1615 Variation of Condition No. 1 on planning permission Ref. No. 
15/46/97/PS to provide for 10½ month occupation between 1st March in any 
one year and 14 January in the following year. Granted 24/03/2005 
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15/2008/364 Demolition of existing swimming pool enclosure building, 
removal of temporary portacabin, erection of new indoor swimming pool and 
associated facilities and single storey link building with rest area/viewing 
gallery, laundry and fitness room. Granted 04/06/2008. 

 
 
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 ENV 2 -  Development  Affecting the AONB / AOB 
Policy ENV 6 - Species Protection 
Policy TSM 10 - Extensions of/Improvements to existing static caravan and chalet 
sites 
Policy TRA 6 -  Impact of New Development on Traffic Flows 

 
3.2 SUPPLEMENTARY PLANNING GUIDANCE 

SPG No. 20 Static Caravan and Chalet Development 
 

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 Visual and landscape impact 
4.1.3 Impact on highway infrastructure 
4.1.4 Impact on residential amenity 
4.1.5 Ecology 
4.1.6 Other matters 

 
4.2 In relation to the main planning considerations: 

4.2.1 Principle 
The site is located outside of any defined development boundary, where 
policy GEN 3 applies. Criteria vi) of policy GEN 3 allows for suitable 
development in the open countryside which is in connection with rural 
tourism. It is considered that the current proposal falls within this category. 
   
Policy TSM 10 specifically relates to the expansion of existing static caravan 
sites, and allows for modest extensions to existing caravan parks provided 
that the proposal; improves the range, facilities  and quality of 
accommodation in the area, the proposal makes a significant and permanent 
improvement to the quality, appearance and environment of the site, and its 
immediate surroundings, the proposal results in a reduction in the impact on 
the surrounding landscape / townscape, particularity the AONB / AOB, the 
proposal is acceptable in scale relating to the existing site and locality, and 
does not take up land or property protected or identified for other purposes in 
other policies in the plan and the proposal does not have any unacceptable 
impact on residential amenity, landscape, agricultural, nature conservation 
and traffic considerations.  
 
For the purposes of policy, ‘modest’ is regarded as not greater than +10% of 
the existing land area / curtilage of the site. It is noted that the proposed 
extension would involve a 1.8 hectare extension of the 19 hectare site, 
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therefore Officers are of the opinion that the proposal would involve a 
‘modest’ extension of the site.   
 
It is considered that the proposal is acceptable in principle, subject to a 
detailed assessment of its impacts.  
 

4.2.2 Visual and landscape impact 
Policy ENV 2 ‘Development Affecting the AONB / AOB’ requires that the 
proposals must demonstrate that there would not be a detrimental impact on 
the landscape and would not prejudice future designation as an area of 
outstanding beauty. This requirement is repeated in Policy TSM 10 
‘Extensions of/Improvements to existing static caravan and chalet sites’. 
 
The extension of the existing static caravan site would abut its southern 
boundary. The extended area roughly comprises two fingers of land between 
woodland, part of which is used as a recreational area at present. Substantial 
landscaping is proposed in this area, and to supplement existing tree and 
shrub cover. Other environmental improvements around the existing static 
caravan site are focused around the northern end of the site, including the 
access. These would include substantial landscaping, part of which would 
preclude further static caravan development by the site entrance.  
 
Llanarmon Community Council express concerns over the landscape and 
visual impact of the proposals. Considering the location of the site in the AOB 
and AONB extension area, the AONB Committee have been consulted on the 
application. They have raised no objection to the proposal subject to the 
inclusion of conditions to ensure the enhancement works are undertaken and 
no further static caravans are sited on the north of the existing site. Owing to 
the allocation of part of the existing site as ancient woodland, the Consultant 
Tree Officer has also considered the proposal and raises no objections to the 
proposal and the landscaping scheme, and has commented on the 
appropriateness of the landscaping proposals. CCW have requested 
additional information relating to the landscape impact of the proposal, and 
having considered the submitted details the Case Officer has advised that 
they are satisfied with the proposal.  

 
In respecting the comments of Llanarmon Community Council, given the well 
contained nature of the site, the existing tree cover to the south and west, and 
the land levels to the east, the development area to the southern boundary 
appears to have more of a connection to the existing development than the 
surrounding open countryside. It would be well related to the existing caravan 
site, and this combined with the landscaping and enhancements proposed 
would result in a development that would assimilate into the existing 
landscape. Indeed the landscaping enhancements proposed on the northern 
end of the site are likely to have a positive impact on the area immediately to 
the north of the site, and would improve the general amenity of this area. 
There is unlikely to be a detectable visual harm to the local landscape and 
AOB area. The proposal is therefore considered compliant with the 
requirements of Policy ENV 2 and TSM 10 with regard to its impact upon 
visual amenity and the character of the AONB.  
 

4.2.3 Impact on highway infrastructure 
Policy TRA 6 seeks to ensure that new development does not have a 
detrimental impact upon the safe and free flow of traffic on the public 
highway. 
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Permission exists on the site for 355 static caravans. No additional units are 
proposed in this proposal. The extended area includes an access road and 
parking for each unit.  
 
The Head of Transport and Infrastructure raises no objection to the proposal.  
 
It is therefore concluded that the proposal would not have a detrimental 
impact upon the highway network of the area, and would not result in adverse 
impacts on highway safety. The proposal complies with Policy TRA 6. 

 
4.2.4 Impact upon residential amenity 

Policy GEN 6, Development Control Requirements includes criteria which 
seek to protect the amenity of local residents.  
 
There are dwellings in the locality of the site, predominantly around the main 
access point. As present the site could be used lawfully for 355 static caravan 
units. This level of activity has been consented to through existing 
permissions.  
 
Given there is no increase in numbers of static caravan units proposed in the 
development, and the fact that the application would preclude the siting of 
static caravan units on the northern end of the site, close to adjacent 
dwellings, it is considered there would be no significant detrimental impacts 
on residential amenity resulting from the proposal, and there would be no 
conflict with the basic amenity requirements of Policy GEN 6. 
 

4.2.5 Ecology 
Policy ENV 6 seeks to ensure that wildlife and bio-diversity are not negatively 
affected as a result of development.  
 
The site is located in an open countryside location where there is potential for 
the existence of protected species. It is also located close to the Alyn Bank 
County Wildlife Site.  
 
Consultation with CCW and the County Council’s Biodiversity Officer has not 
generated any objections. A Badger, Bird and Reptile survey has been 
submitted in support of the application. These surveys showed no evidence of 
protected species on the development area, although some species may be 
present in the surrounding area.  
 
Based on the consultation responses it is considered that the proposal is 
unlikely to have any adverse affect upon the wildlife conservation value of the 
area or adjacent wildlife site, and hence the proposal accords with the 
requirements of Policy ENV 6. 
 

4.2.5 Other Matters 
The comments of Llanarmon Community Council on the main planning 
considerations are noted. The majority of the points raised have been taken 
into account in the above. With respect to the views on sustainability issues 
and justification, it must be re-iterated that this application proposes no 
increase in numbers of static caravans. As policy makes no reference to 
specific justification for extending or improving existing static caravan sites it 
would be difficult to resist the proposal on this ground. 
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5. SUMMARY AND CONCLUSIONS: 
5.1 Policy TSM 10 allows for extensions to caravan parks provided they improve the 

appearance and impact of the site on the character of the area. It is concluded that 
the proposal is compliant with policy TSM 10 and ENV 2, subject to suitable 
conditions including confirmation of the maximum number of caravans to be permitted 
within the extended site. This condition would also address the concerns of the 
Llanarmon Community Council over the potential increase in numbers of static 
caravans on the existing site.  

 
 

RECOMMENDATION: GRANT - subject to the following conditions:- 
 
 
1. The development hereby permitted shall be begun before the expiration of five years 
from the date of this permission. 
2. The approved planting scheme and landscape enhancements shall be implemented 
in their entirety no later than the first planting season following the commencement of the use 
of the land for the 50 caravans. 
3. PRE-COMMENCEMENT CONDITION 
Prior to the commencement of development, full details of the static caravans (including 
colour and finish) hereby approved shall be agreed in writing with the Local Planning 
Authority, and only those details shall be implemented, and the caravans shall be maintained 
in that colour in perpetuity unless otherwise agreed in writing with the Local Planning 
Authority. 
4. The units shall be occupied for holiday purposes only and not as a person's sole or 
main place of residence. The owner of each unit and the site operator shall maintain an up-to-
date register of the names of the owners and occupier of each caravan on the site, their main 
home addresses, the dates each caravan has been occupied, and by whom. The information 
shall be made available for inspection at all reasonable times on written request from the local 
planning authority. 
5. No more than 355 static caravans and 20 touring caravans shall be permitted at any 
one time within the site edged red on the 1:2500 scale site plan received by the Local 
Planning Authority on the 27th May 2011, and no static or touring caravans shall be permitted 
to be stationed at any time within the area hatched in black on that plan, to the west of Parc 
Farmhouse. 
 
 
The reason(s) for the condition(s) is(are):- 
 
1. To comply with the provisions of Section 91 of the Town and Country Planning Act 
1990. 
2. In the interest of visual amenity and the character of the AOB. 
 
3. In the interest of visual amenity and the character of the AOB. 
4. To enable the Local Planning Authority to monitor the site for compliance with 
adopted planning policies. 
5. To ensure the Local Planning Authority retains control over the number of caravans in 
the interest of visual and residential amenity. 
 
 
NOTES TO APPLICANT: 
 
None 
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  EOC 
ITEM NO: 
 

4 

WARD NO: 
 

Llandyrnog 

APPLICATION NO: 
 

18/2010/1503/ PO 

PROPOSAL: 
 
 

Development of 0.08 ha of land by erection of a detached two-storey 
dwelling house (Outline application including access and layout) 

LOCATION: Land rear of Golden Lion Inn   Llandyrnog  Denbigh 
 

APPLICANT: Mr Merfyn  Parry  
 

CONSTRAINTS: Public Right Of Way� 
PUBLICITY 
UNDERTAKEN: 

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

 
 
CONSULTATION RESPONSES: 

LLANDYRNOG COMMUNITY COUNCIL 
‘Whilst members do not have any objection to the principle of the development on this 
land they question the use of footpath 62 known locally as Hwylfa as vehicular access 
and would not want the safety of pedestrians to be compromised’.  
 
CLWYD POWYS ARCHAELOGICAL TRUST (CPAT)  
No archaeological potential on the site.  
 
WELSH WATER / DWR CYRMU 
No objection 
  
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES 
-HEAD OF HIGHWAYS AND INFRASTRUCTURE 
No objection, subject to conditions.  

 
 
RESPONSE TO PUBLICITY: None 
 
EXPIRY DATE OF APPLICATION:   16/03/2011 
 
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 Outline planning permission including access and layout is sought for the 

development of land to the rear of the Golden Lion Public House in 
Llandyrnog.  

 
1.1.2 The site is approximately 0.08ha. Access is proposed via a track / footpath 

which runs to the northwest and enters the B5429 by the White Horse Inn.  
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1.1.3 The site layout plan submitted shows a dwelling sited centrally on the plot 

with parking and turning to the north east. The plan indicates ‘no right turn on 
exit from the application site’, i.e. it suggests access should be solely from the 
track running northwest to the White Horse Inn.  

 
1.1.4 The application submission includes the following documents: 

 Design and Access Statement, which refers to the site context and 
constraints, accessibility, character, community safety and 
environmental sustainability.  

 Information on how this proposal aims to address the previous refusal 
reason on the site.  
 

1.2 Description of site and surroundings 
1.2.1 The site is located on land to the rear of the public house, the Golden Lion. 

The application refers to the existing use of land being a car-park and storage 
area.  

 
1.2.2 It is a flat site, bounded to the north by a row of Yew Trees in the grounds of 

the adjacent St Turnog’s Church. To the west is the rear of the public house 
and attached Golden Lion Cottage. South of the application site are the 
garden areas of the adjacent terrace of dwellings.  

 
1.2.3 The site is accessed from a narrow track which runs from the B5429 road at 

the White Horse Inn and links to the Llangwyfan Road adjacent to Brondyffryn 
Terrace to the south.  
 

1.3 Relevant planning constraints/considerations 
1.3.1 The site is located within the development boundary of Llandyrnog.   

 
1.4 Relevant planning history 

1.4.1 A previous application has been made on the site for the development of one 
dwelling in 2008. This application was refused for the highway reason set out 
below. An earlier application to establish the principle of residential 
development on the site to the south (land to the rear of Brondyffryn Terrace), 
this application was also refused in 2005. The decision was upheld on appeal 
by the Planning Inspectorate. The Inspector advised that he felt there was ‘no 
compelling reason to grant permission for a development that would be reliant 
upon the use of a junction at which, in my opinion the visibility is so poor that 
highway safety is significantly compromised’. He concluded that ‘the proposal 
would compromise highway safety and the free flow of traffic on Llangwyfan 
Road and would be contrary to Policy GEN 6 and Policy TRA 6 in the 
development plan’.   
 

1.5 Developments/changes since the original submission 
1.5.1 Following their initial consultation, CPAT requested an ‘Archaeological Pre-

Assessment’ on the proposal. This has been carried out to the satisfaction of 
CPAT.  
 

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

Cllr Gwilym Evans, to allow consideration of highways and visual impacts.  
 
 

2. DETAILS OF PLANNING HISTORY: 
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2.1 18/2008/0423 Development of 0.08 ha of land by the erection of a detached dwelling 
(outline application including access). Refused (under delegated powers) 27/05/2008 
for the following reason:  
‘There is restricted visibility at the existing access and increased use would increase 
the likelihood of danger to other road users.  The site is approached from the County 
Road by means of a narrow unmade track, which is considered substandard in width 
and junction layout to serve as a means of access to further residential development. 
The proposal would therefore be contrary to criteria (vi) and (vii) of Policy GEN 6, 
Policy TRA 6 and Policy TRA 9 of the Denbighshire Unitary Development Plan’. 

 
 
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 1 Development within Development Boundaries  
Policy Gen 6 Development Control Requirements 
Policy HSG 3 Housing Development in Main Villages 
Policy TRA 6 Impact of New Development on Traffic Flows 
Policy TRA 9 Parking and Servicing Provision 
Policy CON 11 Areas of Archaeological Inspection 

 
3.2 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 Visual and landscape impact 
4.1.3 Amenity impact 
4.1.4 Highway safety impact 
4.1.5 Archaeology 
4.1.6 Sustainable buildings 

 
4.2 In relation to the main planning considerations: 

4.2.1 Principle 
The principle of the proposal accords with Policy GEN 1. The site is located 
within the development boundary of Llandyrnog, as such the development of 
the land for residential purposes is considered acceptable subject to 
compliance with the general development control criteria as set out in Policy 
GEN 6. Policy GEN 6 must be applied to assess the capability of the plot to 
accommodate a dwelling, and the main issues considered under this policy 
are set out below.  
 

4.2.2 Impact on visual amenity 
Policy GEN 6 contains general considerations to be given to the visual 
impacts of new development.  
 
The application is submitted for outline permission, with access and layout 
only included at this stage.  
 
Although it is not possible to assess the visual impact of the proposal at this 
point, it is considered that the site can accommodate a dwelling without 
appearing cramped and out of character with its surroundings. With respect to 
the comments received by the Local Member a full assessment of the visual 
impact on St Turnog’s Church could only be made in a reserved matters 
application.  
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4.2.3 Impact on residential amenity 
Policy GEN 6 sets specific tests to be applied to amenity impacts of 
development.  
 
Indicative plans show that a dwelling can be accommodated on the site with 
adequate amenity space, parking and turning.  
 
In the absence of detailed plans, a full assessment cannot be made of the 
impact on the amenity of adjacent occupiers, however on the basis of the 
indicative plans and site area, it is considered that a dwelling could be 
accommodated on the site without significant harm to residential amenity. The 
proposal would not result in an overdevelopment of the site.  The acceptability 
of the detailed plans would need to be assessed on their merits at reserved 
matters stage.  

 
4.2.4 Impact on highways safety 

Policy GEN 6 and TRA 6 and TRA 9 require consideration of access and 
highway safety issues.  
 
The application proposes access to the site via a track / footpath to the north 
which meets the B5429 on its eastern side by the White Horse public house 
in the village centre. The indicative design of the access is such that vehicles 
would exit the site in a northwest direction. A sign is also proposed to advise 
drivers of ‘no right turn’ at this junction. 
The Agent has advised that the Applicant has a right of way to use this track / 
footpath to access the site. The existing use of the land appears to be an 
informal parking area, and it is noted that a static caravan, container and 
camper van were sited on the land when the Case Officer’s site visit was 
carried out.  
Highways Officers have considered the proposal and raise no objection on 
the basis of the existing use of the site i.e. onto the Llangwyfan Road and the 
possibility of attaching a condition to preclude right turns out of the site. The 
Rights of Way Officer has advised that providing the applicant has the 
relevant rights of way to access the site via the track / footpath the Council 
can exercise no legal control over its use.  
 
Officers consider the background history is a relevant matter here. The 
previous application to develop this site and the neighbouring site have been 
resisted by the Council, on the basis of the potential use of the junction to 
access the track / footpath onto Llangwyfan Road which has poor visibility 
and limited width. Whilst it is noted the current proposal intends occupiers to 
not use this route, the means of preventing this are questionable. Officers 
consider a planning condition to prevent the use of Llangwyfan Road would 
not be practicable or enforceable, as users with no prior knowledge of the site 
may still access the site from the Llangwyfan Road end of the track/lane, and 
whilst they may have to make an awkward manoeuvre to enter the site, they 
may be able to reverse or turn on the open land opposite the entrance to the 
site.  
 
It is therefore with respect to the comments received from the Highways 
Officer, that Officers do not feel it is responsible to ignore the planning history 
on this site and in the general area. Therefore Officers still consider there are 
policy conflicts relating to access and highway safety and that the proposal 
does not comply with criteria (vi) and (vii) of Policy GEN 6, Policy TRA 6 and 
Policy TRA 9 of the Denbighshire Unitary Development Plan. 
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4.2.5 Archaeology 
Policy CON 11 requires consideration of the archaeological impacts of 
development prior to the decision being made.  
 
An archaeological pre-assessment was requested by CPAT owing to the 
location of the site close to the medieval core of the village. This assessment 
was carried out and the results have been considered by CPAT who accepted 
the findings.  
 
It is considered the information provided demonstrates that the proposal 
would not impact on an area of archaeological significance.  

 
4.2.6 Sustainable buildings 

Planning Policy Wales requires that all new dwellings meet Code Level 3 of 
the Code for Sustainable Homes and achieve at least 1 credit under ENE 1.  
 
Although a full Code for Sustainable Homes Assessment has not been 
submitted with the planning application which demonstrates the Code 
requirements can be met, the DAS includes a section on how the proposal 
would comply with PPW requirements. A condition could be attached to 
control this and the reserved matters application would need to demonstrate 
how particular features would be accommodated. 
 
It is considered the information provided demonstrates that the proposal could 
meet the relevant sustainable buildings policy requirement.  
 
 

5. SUMMARY AND CONCLUSIONS: 
5.1 The site is located within the village development boundary. Planning policy directs 

development to sites within development boundaries and previously developed land. 
As this application is for outline permission only, the detailed impacts cannot be fully 
considered, however Officers are of the opinion that the access arrangements are not 
satisfactory and therefore recommend refusal of outline planning permission.  

 
 

RECOMMENDATION: REFUSE –for the following reason:- 
 
1. The site is approached from the County Road by means of a narrow unmade track, 
which is considered substandard in width and junction layout to serve as a means of access 
to further residential development. There is also restricted visibility at the existing access from 
the track/ footpath onto Llangwyfan Road and in the absence of a means to totally preclude 
use of this junction, by persons seeking to access the site, the potential increased use would 
increase the likelihood of danger to other road users.  The proposal would therefore be 
contrary to criteria (vi) and (vii) of Policy GEN 6, Policy TRA 6 and Policy TRA 9 of the 
Denbighshire Unitary Development Plan. 
 
 
NOTES TO APPLICANT: 
 
None 
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  PJM 
ITEM NO: 
 

5 

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: Public Right Of Way 
 

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 
 
Members will recall that this application was deferred at the last meeting to allow a site visit to 
take place.  A report of the site visit will be circulated as part of the Late Representations 
report.. 
 

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 
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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. 

 
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. 
 



 35

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. 

 
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. 
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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 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:- 
 
 
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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