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GORFFENNAF 2016 am 9.30 AM yn SIAMBR Y CYNGOR, NEUADD Y SIR, RHUTHUN

Yn gywir iawn

G Williams
Pennaeth Gwasanaethau Cyfreithiol a Democrataidd

AGENDA

1 YMDDIHEURIADAU

2 DATGAN CYSYLLTIAD

Dylai'r Aelodau ddatgan unrhyw gysylltiad personol neu gysylltiad sy'n rhagfarnu mewn
unrhyw fater a nodwyd i'w ystyried yn y cyfarfod hwn.

3 MATERION BRYS FEL Y'U CYTUNWYD GAN Y CADEIRYDD

Rhybudd o eitemau y dylid, ym marn y Cadeirydd, eu hystyried yn y cyfarfod fel materion
brys yn unol ag Adran 100B (4) Deddf Llywodraeth Leol, 1972.

4 COFNODION (Tudalennau 11 - 18)

Cadarnhau cywirdeb cofnodion cyfarfod y Pwyllgor Cynllunio a gynhaliwyd ar 22 Mehefin
2016 (copi wedi’i atodi).

CEISIADAU AM GANIATAD | DDATBLYGU (EITEMAU 5 - 8) -

5 CAIS RHIF 08/2016/0487 — TYN Y WERN, CORWEN (Tudalennau 19 - 32)

Ystyried cais i ail-doi a gosod goleuadau to ar adeilad allanol yn Tyn y Wern, Corwen (Copi
ynghlwm).
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CAIS RHIF 16/2016/0545 — NEUADD LLANBEDR, LLANBEDR DYFFRYN
CLWYD, RHUTHUN (Tudalennau 33 - 50)

Ystyried cais i ddymchwel Neuadd Llanbedr a chodi 11 annedd yn Neuadd Llanbedr,
Llanbedr Dyffryn Clwyd (copi ynghlwm).

CAIS RHIF 18/2016/0400 — TIR GER MAES LLAN, LLANDYRNOG,
DINBYCH (Tudalennau 51 - 70)

Ystyried cais i ddatblygu 1.74ha o dir drwy godi 40 annedd a gwaith cysylltiedig (cais
amlinellol yn cynnwys mynediad a chynllun) ar dir ger Maes Llan, Llandyrnog (copi
ynghlwm).

CAIS RHIF 18/2016/0599 - HIGHFIELD PARK, LLANGWYFAN.
(Tudalennau 71 - 86)

Ystyried cais i amrywio amod rhif 12 o god caniatad cynllunio rhif 18/2012/1595 i ganiatau
cadw mynediad ‘C’ a ‘D’ ar agor yn amodol ar fesurau lliniaru yn Highfield Park, Llangwyfan,
Dinbych (copi ynghlwm).

NODYN CANLLAWIAU CYNLLUNIO ATODOL DRAFFT: COED A
THIRLUNIO (Tudalennau 87 - 122)

Ystyried adroddiad yn argymell mabwysiadu'r Canllawiau Cynllunio Atodol drafft ar “Goed a
Thirlunio” ar gyfer eu defnyddio wrth benderfynu ar geisiadau cynllunio (copi ynghlwm).

NODYN CANLLAW CYNLLUNIO ATODOL DRAFFT — CADWRAETH A
GWELLA BIOAMRYWIAETH (Tudalennau 123 - 164)

Ystyried adroddiad yn argymell mabwysiadu'r Canllawiau Cynllunio Atodol drafft ar
“Gadwraeth a Gwella Bioamrywiaeth” ar gyfer eu defnyddio wrth benderfynu ar geisiadau
cynllunio (copi ynghlwm).

AELODAETH

Y Cynghorwyr

Y Cynghorydd Ray Bartley (Cadeirydd)

Brian Blakeley

Joan Butterfield
Jeanette Chamberlain-Jones
Meirick Davies
Stuart Davies

Peter Arnold Evans
Huw Hilditch-Roberts
Rhys Hughes

Alice Jones

Pat Jones

Barry Mellor

Y Cynghorydd Bill Cowie (Is-Gadeirydd)

Merfyn Parry

Pete Prendergast
Arwel Roberts
Anton Sampson
Gareth Sandilands
David Simmons
Bill Tasker

Julian Thompson-Hill
Joe Welch

Cefyn Williams
Cheryl Williams



Bob Murray
Dewi Owens

COPIAU I'R:

Holl Gynghorwyr er gwybodaeth
Y Wasg a’r Llyfrgelloedd
Cynghorau Tref a Chymuned

Huw Williams
Mark Young



Mae tudalen hwn yn fwriadol wag



Eitem Agenda 1

CROESO | BWYLLGOR CYNLLUNIO
CYNGOR SIR DDINBYCH

SUT GAIFF Y CYFARFOD El GYNNAL

Oni bai bod Cadeirydd y Pwyllgor yn nodi i'r gwrthwyneb, bydd trefn y prif eitemau yn dilyn yr agenda a
nodwyd ar flaen yr adroddiad hwn.

Cyflwyniad cyffredinol
Bydd y Cadeirydd yn agor y cyfarfod am 9.30yb ac yn croesawu pawb i'r Pwyllgor Cynllunio.
Bydd y Cadeirydd yn gofyn a oes unrhyw ymddiheuriadau dros absenoldeb a datganiadau o fuddiannau.
Bydd y Cadeirydd yn gwahodd Swyddogion i roi cyflwyniadau byr i'r eitemau ar yr agenda.

Bydd Swyddogion yn amlinellau (fel ag sy’n briodol) eitemau a fydd yn cynnwys siarad cyhoeddus,
ceisiadau ar gyfer gohirio, eitemau sydd wedi’u tynnu’n 6l, ac unrhyw eitemau Rhan 2 lle bydd y wasg a’r
cyhoedd yn cael eu gwahardd. Bydd cyfeiriadau at unrhyw wybodaeth ychwanegol a ddosbarthwyd yn
Siambr y Cyngor cyn dechrau’r cyfarfod, gan gynnwys y taflenni sy’n crynhoi cyflwyniadau/newidiadau hwyr
(taflenni glas) ac unrhyw gynlluniau atodol neu ddiwygiedig sy’n ymwneud ag eitemau i'w trafod.

Mae'r ‘Taflenni Glas’ yn cynnwys gwybodaeth bwysig, gan gynnwys crynodeb o ddeunydd a dderbyniwyd
mewn perthynas ag eitemau ar yr agenda rhwng cwblhau’r prif adroddiad a’r diwrnod cyn y cyfarfod. Mae’r
taflenni hefyd yn nodi trefn arfaethedig y ceisiadau cynllunio, sy’n cymryd i ystyriaeth unrhyw geisiadau i
siarad yn gyhoeddus.

Mewn perthynas a threfn yr eitemau, bydd disgwyl i unrhyw Aelodau sydd am ddwyn eitem i'w thrafod wneud
cais yn union ar 6l cyflwyniad y Swyddogion. Rhaid i unrhyw gais o’r fath fod yn gynnig ffurfiol a bydd
pleidlais ar y cais.

Mae’r Pwyllgor Cynllunio yn cynnwys 30 o Aelodau Etholedig. Yn unol & phrotocol, mae’n rhaid i 50% o
Aelodau’r Pwyllgor fod yn bresennol i sefydlu cworwm ac i sicrhau bod modd ystyried eitem a phleidleisio ar
eitem.

Caiff Cynghorwyr Sir sydd ddim yn aelodau o’r Pwyllgor Cynllunio fynychu a siarad ar eitem, ond ni allant
wneud cynnig, na phleidleisio.

YSTYRIED CEISIADAU CYNLLUNIO
Y drefn i'w dilyn

Bydd y Cadeirydd yn cyhoeddi’r eitem sydd i'w thrafod nesaf. Mewn perthynas & cheisiadau cynllunio,
cyhoeddir rhif y cais, sail y cynnig a’r lleoliad, yr Aelodau lleol perthnasol ar gyfer yr ardal, ac argymhelliad y
Swyddog.

Os oes yna siaradwyr cyhoeddus ar eitem, bydd y Cadeirydd yn eu gwahodd i annerch y Pwyligor. Os oes
siaradwyr yn erbyn ac o blaid cynnig, gofynnir i’r siaradwr sydd yn erbyn i siarad yn gyntaf. Bydd y Cadeirydd
yn atgoffa siaradwyr bod ganddynt hyd at 3 munud i annerch y Pwyllgor. Mae gan siarad cyhoeddus ei
brotocol ei hunan.
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Lle bo hynny’n berthnasol, bydd y Cadeirydd yn cynnig cyfle i'r Aelodau ddarllen unrhyw wybodaeth hwyr ar
yr eitem ar y ‘Taflenni Glas’ cyn parhau.

Os oes unrhyw Aelod am gynnig y dylid gohirio eitem, gan gynnwys ceisiadau i Banel Archwilio Safle
ymweld &'r safle, dylid gwneud y cais ynghyd &’r rheswm cynllunio, cyn unrhyw siarad cyhoeddus neu
drafodaeth am yr eitem honno.

Cyn unrhyw drafodaeth, bydd y Cadeirydd yn gwahodd swyddogion i roi cyflwyniad cryno i’r eitem lle credir
bod hyn yn werth chweil yng ngolau natur y cais.

Mae sgriniau arddangos yn Siambr y Cyngor a ddefnyddir i ddangos ffotograffau neu gynlluniau a gyflwynir
gyda cheisiadau. Cymerir y ffotograffau gan Swyddogion i roi argraff gyffredinol i Aelodau o safle a’i
amgylchedd, ac nid eu bwriad yw cyflwyno achos o blaid neu yn erbyn cynnig.

Bydd y Cadeirydd yn cyhoeddi bod yr eitem yn agored am drafodaeth ac yn rhoi cyfle i Aelodau siarad a rhoi
sylwadau am yr eitem.

Os oes unrhyw gais wedi bod yn destun Panel Archwilio Safle cyn y Pwyllgor, bydd y Cadeirydd fel rheol yn
gwahodd yr Aelodau hynny a fynychodd, gan gynnwys yr aelod lleol, i siarad yn gyntaf.

Yn achos yr holl geisiadau eraill, bydd y Cadeirydd yn gofyn i'r aelod(au) lleol siarad yn gyntaf, os yw ef/nhw
yn dymuno gwneud hynny.

Fel rheol, rhoddir hyd at bum munud i Aelodau siarad, a bydd y Cadeirydd yn llywio’r drafodaeth yn unol &
Rheolau Sefydlog.

Unwaith bod aelod wedi siarad, ni ddylai ef/hi siarad eto oni bai ei fod ef/hi am esboniad o bwyntiau a
gododd yn y drafodaeth, a rhaid i hynny hefyd ddigwydd ar 6l i’r holl Aelodau eraill gael cyfle i siarad, a gyda
chaniatad y Cadeirydd.

Ar derfyn trafodaeth yr Aelodau, bydd y Cadeirydd yn gofyn i Swyddogion ymateb yn 6l yr angen i
gwestiynau a phwyntiau a godwyd, gan gynnwys cyngor ar unrhyw benderfyniad sy’n mynd yn groes i’r
argymhelliad.

Cyn symud ymlaen at y bleidlais, bydd y Cadeirydd yn gwahodd neu’n gofyn am eglurhad o gynigion ac
eilyddion i'r cynigion o blaid neu yn erbyn argymhelliad y Swyddog, neu unrhyw benderfyniadau eraill sy’'n
gofyn am ddiwygiadau i gynigion. Pan gaiff cynnig ei wneud yn groes i argymhelliad y Swyddog, bydd y
Cadeirydd yn gofyn am eglurhad o’r rheswm/rhesymau cynllunio dros y cynnig hwnnw, er mwyn i hyn gael ei
gofnodi yng Nghofnodion y cyfarfod. Mae’'n bosibl y bydd y Cadeirydd yn gofyn am sylwadau gan y Swyddog
Cyfreithiol a Chynllunio am ddilysrwydd y rheswm/rhesymau a nodwyd.

Bydd y Cadeirydd yn gwneud cyhoeddiad i nodi bod y drafodaeth ar ben, a bod y pleidleisio i ddilyn.

Y drefn bleidleisio

Cyn gofyn i Aelodau bleidleisio, bydd y Cadeirydd yn cyhoeddi pa benderfyniadau a wnaed a sut fydd y
bleidlais yn cael ei chynnal. Gellir gofyn am esboniad pellach ynghylch newidiadau, amodau newydd ac
ychwanegol a rhesymau dros wrthod er mwyn sicrhau nad oes unrhyw amwysedd yn yr hyn y mae’r Pwyllgor
yn pleidleisio 0’i blaid neu yn ei erbyn.

Os yw unrhyw aelod yn gwneud cais am Bleidlais wedi’'i Chofnodi, mae’n rhaid ymdrin & hyn yn gyntaf yn
unol &'r Rheolau Sefydlog. Bydd y Cadeirydd a Swyddogion yn egluro’r drefn i'w dilyn. Bydd enwau bob un
o’r Aelodau pleidleisio sy’n bresennol yn cael eu galw allan, a bydd gofyn i'r Aelod nodi a yw eu pleidlais o
blaid neu yn erbyn rhoi caniatadd neu ymwrthod. Bydd Swyddogion yn cyhoeddi canlyniad y bleidlais ar yr
eitem.
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Os yw pleidlais arferol i ddigwydd trwy gyfrwng y system bleidleisio electronig, bydd y Cadeirydd yn gofyn i’r
Swyddogion weithredu’r sgrin bleidleisio yn y Siambr, a phan ofynnir iddynt wneud hynny, mae’n rhaid i'r
Aelodau gofnodi eu pleidlais drwy bwyso’r botwm priodol.

Mae gan Aelodau 10 eiliad i gofnodi eu pleidleisiau unwaith bo’r sgrin wedi ymddangos.

Os yw’r system bleidleisio electronig yn methu, gellir cynnal y bleidlais drwy ddangos dwylo. Bydd y
Cadeirydd yn esbonio’r drefn sydd i'w dilyn.

Ar derfyn y bleidlais, bydd y Cadeirydd yn cyhoeddi’r penderfyniad ar yr eitem.
Pan fydd penderfyniad ffurfiol y Pwyllgor yn groes i argymhelliad y Swyddog, bydd y Cadeirydd yn gofyn i
Aelodau gytuno’r broses a ddefnyddir i ddrafftio amodau cynllunio neu resymau dros wrthod, er mwyn

rhyddhau’r Tystysgrif Penderfyniad (e.e. dirprwyo awdurdod i'r Swyddog Cynllunio, i'r Swyddog Cynllunio
mewn cysylltiad ag Aelodau Lleol, neu drwy gyfeirio’n &1 i'r Pwyllgor Cynllunio ar gyfer cadarnhad).
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PWYLLGOR CYNLLUNIO

TREFN BLEIDLEISIO

Atgoffir yr aelodau o'r drefn i'w dilyn wrth bleidleisio i roddi neu i
wrthod caniatad cynllunio. Bydd y Cadeirydd neu’r Swyddogion yn
esbonio’r drefn i'w dilyn fel y bo angen.

Unwaith y bydd y sgriniau arddangos yn y Siambr wedi eu clirio yn
barod ar gyfer y pleidleisio a phan fydd y sgrin bleidleisio yn
ymddangos, bydd gan y Cynghorwyr 10 eiliad i gofnodi eu pleidlais
fel a ganlyn:

Ar y bysellfwrdd pleidleisio, pwyswch y

+ | RODDI caniatad
- i WRTHOD caniatad
O i BEIDIO a phleidleisio

Neu yn achos eitemau Gorfodi:

+ i AWDURDODI Camau Gorfodi
- | WRTHOD AWDURDODI Camau Gorfodi
0 i BEIDIO a phleidleisio
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Eitem Agenda 4

PWYLLGOR CYNLLUNIO

Cofnodion cyfarfod o’r Pwyligor Cynllunio a gynhaliwyd yn Siambr y Cyngor, Neuadd y Sir,
Rhuthun, Dydd Mercher, 22 Mehefin 2016 am 9.30 am.

YN BRESENNOL

Y Cynghorwyr Raymond Bartley (Cadeirydd), Brian Blakeley, Joan Butterfield,
Jeanette Chamberlain-Jones, Bill Cowie (Is-Gadeirydd), Meirick Davies, Rhys Hughes,
Barry Mellor, Bob Murray, Dewi Owens, Merfyn Parry, Arwel Roberts, Anton Sampson,
David Simmons, Bill Tasker, Julian Thompson-Hill, Joe Welch, Cefyn Williams a/ac
Cheryl Williams

Roedd y Cynghorydd Barbara Smith yn bresennol ar gyfer eitemau 8 ac 11
Roedd y Cynghorydd Ann Davies yn bresennol ar gyfer eitem 9
Roedd y Cynghorydd David Smith yn bresennol ar gyfer eitemau 12 a 13

Arsylwyr: Y Cynghorwyr Gareth Sandilands a Mark Young
HEFYD YN BRESENNOL

Pennaeth Cynllunio a Gwarchod y Cyhoedd (GB); Prif Gyfreithiwr — Cynllunio a Phriffyrdd
(SC), Uwch Beiriannydd (MP), Prif Swyddog Cynllunio (IW), Uwch Swyddog Cynllunio
(LG); Swyddog Rheoli Datblygiad (PG) a Gweinyddwr Pwyllgorau (SLW).
1 YMDDIHEURIADAU
Ymddiheuriadau
2 DATGAN CYSYLLTIAD
Ni ddatganwyd unrhyw gysylltiad personol na chysylltiad sy'n rhagfarnu.
3 MATERION BRYS FEL Y'U CYTUNWYD GAN Y CADEIRYDD
Ni chodwyd unrhyw faterion brys.
4 COFNODION
Cyflwynwyd cofnodion cyfarfod y Pwyllgor Cynllunio a gynhaliwyd ar 18 Mai 2016.
Tudalen 17 — Eitem 11 — Cais rhif 45/2016/0201 - 14 Gareth Close, Y Rhyl.
Dywedodd y Cynghorydd Meirick Lloyd Davies nad oedd cofnod o'r bleidlais wedi ei
gynnwys yn yr eitem hon. Canlyniad y bleidlais oedd:
CANIATAU - 15

YMATAL -1
GWRTHOD - 2
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PENDERFYNWYD —yn amodol ar yr uchod, derbyn a chymeradwyo cofnodion y
cyfarfod a gynhaliwyd ar 18 Mai 2016 fel cofnod cywir.

CEISIADAU AM GANIATAD | DDATBLYGU (EITEMAU 5 - 11)

Cyflwynwyd ceisiadau a gafwyd lle'r oedd angen penderfyniad gan y pwyllgor ynghyd a'r
dogfennau ategol. Cyfeiriwyd hefyd at yr wybodaeth ategol a gyflwynwyd yn hwyr
(taflenni glas) a dderbyniwyd ar 6l cyhoeddi'r Rhaglen ac a oedd yn ymwneud a
cheisiadau penodol. Er mwyn caniatau ceisiadau aelodau’r cyhoedd i siarad yn
gyhoeddus, cytunwyd y dylid amrywio trefn y ceisiadau ar y rhaglen fel y bo’n briodol.

5

CAIS RHIF 03/20160063 - ROSS NEWYDD, ABBEY ROAD, LLANGOLLEN

Cyflwynwyd cais i godi estyniad cefn i'r llawr cyntaf yn Ross Newydd, Abbey Road,
Llangollen

Siaradwyr Cyhoeddus-

Mr Edward De Groote (Yn erbyn) - nododd ei wrthwynebiadau i'r cais oherwydd
mai dim ond 4-6 modfedd oedd yr estyniad arfaethedig i'r eiddo cyfagos oddi wrth
ei wal a oedd yn cynnwys ffenestr liw. Byddai'r estyniad yn achosi colli goleuni
drwy'r ffenestr, nid oedd Mr De Groote yn gallu agor y ffenestr, ac nid oedd unrhyw
bosibilrwydd o allu cynnal a chadw'r rhan o'i eiddo oherwydd agosrwydd yr
estyniad.

Mr Chris Roberts (O blaid) - manylodd ar y rhesymau dros yr angen am y cais am
estyniad i'r eiddo. Cafwyd cyngor gan gynrychiolydd o Real Planning, Wrecsam a
oedd wedi cael blynyddoedd lawer o brofiad yn y maes hwn. Roedd yr ymgeisydd
yn fodlon cynnwys contract cynnal a chadw i gymodi &’r cymydog. Dywedodd yr
ymgeisydd hefyd wrth yr Aelodau bod y cymydog wedi bod yn ymwybodol o'r
estyniad arfaethedig cyn symud i mewn i'r eiddo.

Trafodaeth Gyffredinol — Cadarnhaodd yr Aelod Lleol, y Cynghorydd Rhys
Hughes, ei fod wedi mynd ar archwiliad safle yn yr eiddo dan sylw ynghyd a'r
Cynghorwyr Raymond Bartley, Bill Cowie, y Cynghorydd Tref Bob Lube a'r
Swyddog Cynllunio Paul Griffin. Y rheswm am yr ymweliad safle oedd asesu effaith
y cynnig ar amwynderau deiliaid eiddo cyfagos. Mynegodd y Cynghorydd Hughes
ddiolch i Mr De Groote am ganiatau i'r panel safle gael mynediad i'w gartref i
asesu’r ffenestr a’r coridor dan sylw.

Cafwyd trafodaeth a chadarnhawyd bod deddfwriaeth yn ei lle ar gyfer mynediad ar
gyfer cynnal yr eiddo ond roedd hyn yn y tu allan i gylch gwaith y Pwyllgor
Cynllunio.

Cynnig - Cynigiodd y Cynghorydd Rhys Hughes y dylid caniatau'r cais yn groes i
argymhelliad y Swyddog oherwydd y ffaith fod y ffenestr yr effeithir arni yn
gwasanaethu rhan o’r eiddo nad oes neb yn byw ynddo. Eiliwyd gan y Cynghorydd
Arwel Roberts.
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PLEIDLAIS:
CANIATAU - 7
YMATAL - 1
GWRTHOD - 11

PENDERFYNWYD y dylid GWRTHOD vy cais yn unol ag argymhelliad y swyddog a
nodwyd yn yr adroddiad.

CAIS RHIF 09/2016/0205 - EFAIL Y WAEN, BODFARI

Cyflwynwyd cais i godi adeilad amaethyddol ar dir ger Efail Y Waen, Bodfari,
Dinbych.

Siaradwr Cyhoeddus -

Huw Evans (O blaid) - eglurodd i Aelodau fod yr ymgeisydd wedi gofyn i Mr Evans
roi sicrwydd ynghylch y defnydd y bwriedir ei wneud o'r adeilad amaethyddol.
Roedd hyn o ganlyniad i gam-wybodaeth a ddosbarthwyd yn ystod yr
ymgynghoriad. Roedd yr ymgeisydd yn bwriadu defnyddio'r adeilad ar gyfer
defnydd amaethyddol yn unig. Byddai maint ac adeiladwaith yr adeilad yn gweddu i
adeiladau eraill ac yn cadw cymeriad yr ardal o'u cwmpas.

Trafodaeth Gyffredinol - Cadarnhaodd y Prif Swyddog Cynllunio ar dudalen 54 yr
adroddiad, paragraff 1.6.1, fod y datganiad yn anghywir. O edrych ar luniau’r
cyflwyniad, roedd y tir ar ochr ogleddol y gwrych wedi cael ei werthu i'r ymgeisydd.
Roedd y tir ar yr ochr ddeheuol wedi bod yn destun cynnig, ond roedd yn parhau
ym mherchenogaeth Sir Ddinbych.

Cynnig — Cynigodd y Cynghorydd Merfyn Parry argymhelliad y swyddog i
gymeradwyo’r cais, a chafodd ei eilio gan y Cynghorydd Rhys Hughes.

PLEIDLAIS:
CYMERADWYO - 19
YMATAL -0
GWRTHOD -0

PENDERFYNWYD y dylid CYMERADWYO’R cais yn unol ag argymhelliad y
swyddogion a nodwyd yn yr adroddiad.

CAIS RHIF 41/2015/1229 - THE WARREN, FFORDD YR WYDDGRUG, BODFARI

Cyflwynwyd cais i ddileu amod rhif 2(a) caniatad cynllunio 41/2010/1177/PF yn
cyfyngu'r defnydd o ganolfan addysg a hyfforddiant coedwig i ddim mwy na 300
diwrnod mewn unrhyw flwyddyn, Warren Woods Cyf. The Warren, Ffordd yr
Wyddgrug, Bodfari.

Siaradwr Cyhoeddus - Rob Waterfield (O blaid) — rhoddodd fanylion ar

rinweddau'r cais. Eglurodd fod y caniatad cynllunio ar hyn o bryd yn caniatau 200
diwrnod mewn unrhyw flwyddyn ac oherwydd hyn roeddynt yn gwrthod gwaith

Tudalen 13



oherwydd y cyfyngiad. Felly, maent yn gofyn am gynnydd i 300 diwrnod mewn
unrhyw flwyddyn, er mwyn gwneud defnydd priodol o'r cyfleuster.

Trafodaeth Gyffredinol — Cynigiodd yr Aelod Arweiniol dros Foderneiddio a Thai, y
Cynghorydd Barbara Smith, ymddiheuriadau gan Mrs Elena Fowler, y cymydog a
oedd wedi siarad yn y cyfarfod blaenorol yn erbyn cais arall a gyflwynwyd gan
Warren Woods Ltd. Cadarnhaodd y Cynghorydd Smith fod Mr Waterfield wedi
cytuno i dyfu’r gwrych ar y bwnd i gynyddu preifatrwydd i eiddo Mrs Fowler.
Cytunwyd i symud y man pasio a oedd i fod i gael ei ychwanegu y tu allan i’r
fynedfa i eiddo Mrs Fowler.

Cadarnhaodd y Prif Swyddog Cynllunio bod yr amod ynglyn & mannau pasio wedi
ei ddiwygio i roi ystyriaeth i bryderon y cymydog. Byddai'r amod i ddefnyddio'r safle
am 300 diwrnod, yn golygu bod angen it ymgeisydd gadw cofrestr o nifer y
diwrnodau o hyfforddiant y cynhaliwyd fel bod rheolaeth yn ei le i fonitro dyddiau
agor.

Cynnig — Cynigodd y Cynghorydd Meirick Davies, ac eiliodd y Cynghorydd Win
Mullen-dJames, i gymeradwyo’r cais yn unol ag argymhellion y swyddog a
amlinellwyd yn yr adroddiad.

PLEIDLAIS:
CANIATAU - 19
YMATAL -0
GWRTHOD - 0

PENDERFYNWYD y dylid CYMERADWYO’R cais yn unol ag argymhelliad y
swyddogion a nodwyd yn yr adroddiad.

CAIS RHIF 44/2016/0200 - TIR YN MARSH ROAD, RHUDDLAN

Cyflwynwyd cais ar gyfer codi siop fwyd (Dosbarth A1) ar Dir (Triongl Rhuddlan) yn
Marsh Road, Rhuddlan, y Rhyl.

Siaradwr Cyhoeddus -

Bryn Richards, Cyfarwyddwr Eiddo Aldi gyfer canolbarth a gogledd Cymru (O blaid)
— manylodd ar rinweddau'r cais. Byddai'r siop yn darparu swyddi y mae eu dirfawr
angen ar gyfer pobl leol, gan gymryd pwysau oddi ar siopau’r Rhyl a Phrestatyn a
lleihau amseroedd teithio i gwsmeriaid. Roedd y datblygwr wedi cytuno i sefydlu
system reoli traffig i gynorthwyo gyda phryderon traffig.

Trafodaeth Gyffredinol - Cadarnhaodd yr Aelod Lleol, y Cynghorydd Arwel
Roberts, ei fod wedi derbyn nifer o negeseuon gan drigolion lleol o blaid y
datblygiad. Mae nifer fawr o bobl oedrannus yn byw yn Rhuddlan a byddair
datblygiad yn ysgafnhau'r pwysau arnynt i deithio i'r Rhyl neu Brestatyn i wneud eu
siopa.

Cadarnhaodd yr Aelod Lleol, y Cynghorydd Ann Davies, hefyd ei bod wedi derbyn
llythyrau o gefnogaeth gan drigolion lleol ar gyfer y datblygiad. Roedd angen
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datblygu’'r safle ac roedd yn gyfle da i greu swyddi ac annog buddsoddiad i'r
pentref.

Cynnig — Cynigodd y Cynghorydd Arwel Roberts argymhelliad y swyddogion i
gymeradwyo’r cais, ac eiliwyd hynny gan y Cynghorydd Cefyn Williams.

PLEIDLAIS:
CYMERADWYO - 19
YMATAL -0
GWRTHOD -0

PENDERFYNWYD y dylid CYMERADWYO’R cais yn unol ag argymhelliad y
swyddogion a nodwyd yn yr adroddiad.

CAIS RHIF 46/2016/0198 - GWESTY TALARDY, Y ROE LLANELWY

Cyflwynwyd cais i dorri 1 Castanwydden sydd wedi’i chynnwys yng Ngorchymyn
Diogelu Coed Gwesty Talardy 1975 cyf Al.

Siaradwr Cyhoeddus -

Colin Hardy (Yn erbyn) - eglurodd i Aelodau ei fod yn byw'n lleol a hefyd yn
Gynghorydd Dinas. Manylodd ar rinweddau cadw'r goeden. Cyflogwyd arbenigwr
coed annibynnol preifat ar ran y Cyngor Dinas. Er y bu rhywfaint o fan ddifrod i'r
goeden, argymhellodd yr arbenigwr y byddai adfywiad bron yn sicr os cyflwynwyd
gostyngiad uchder o 50% a lleihau lledaeniad y canopi yn ol at y prif goesyn gan
arwain at docio cyffredinol ar y goeden.

Trafodaeth Gyffredinol - cafwyd trafodaeth a hysbysodd y Cynghorydd Bill Cowie
yr Aelodau fod coeden wedi cael ei thorri ar y safle yn flaenorol yn 2015 ac nad
oedd coeden wedi'i phlannu yn ei lle eto. Gan gyfeirio at adroddiad yr
Ymgynghorydd Coed Annibynnol, cadarnhawyd nad oedd unrhyw arwyddion o
bydredd, twf ffwng, newyn dwr na chlefyd. Roedd digonedd o dwf epicormig ar
goesau’r goeden a fyddai'n parhau, gan awgrymu bod adfywiad bron yn sicr.
Byddai cael gwared ar bwysau a throsoledd yn gadael coeden iach, gynaliadwy
mewn cyflwr mwy diogel.

Mynegodd y Cynghorwyr Julian Thompson Hill a Meirick Lloyd Davies eu
cefnogaeth i achub y goeden a gwrthod y cais.

Cynnig - Cynigodd y Cynghorydd Bill Cowie y dylid gwrthod y cais yn erbyn
argymhelliad y Swyddog, ac fe'i eiliwyd gan y Cynghorydd Dewi Owens.

PLEIDLAIS:
CYMERADWYO - 5
YMATAL -1
GWRTHOD - 13
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PENDERFYNWYD y dylid GWRTHOD caniatdd yn groes i argymhelliad y
Swyddogion, oherwydd gwerth amwynder y goeden ac nad oedd y cynnig yn
cyfiawnhau cael gwared ar y goeden.

CAIS RHIF 47/2016/0186 - CASTELL, WAEN, LLANELWY

Cyflwynwyd cais am newidiadau i'r fynedfa bresennol i gerbydau yn Castell, Waen,
Llanelwy.

Siaradwr Cyhoeddus -

Mrs Day (O blaid) — manylodd ar rinweddau’r cais oherwydd peryglon y trac cul a
oedd yn cael trafferth ymdopi a'r cerbydau mawr a’r cerbydau dosbarthu sy'n blocio
y ffordd. Byddai'n dal gan yr eiddo cyfagos fynediad llawn a byddai'r ymgeisydd yn
dilyn cyfarwyddiadau gan Adran Gynllunio Cyngor Sir Ddinbych.

Trafodaeth Gyffredinol — Cadarnhaodd yr Aelod Lleol, y Cynghorydd Barbara
Smith fod y fynedfa i Castell yn beryglus iawn ac roedd y dogfennau cynllunio yn
nodi’r materion dan sylw yn glir. Ychydig o dir amaethyddol a fyddai’n cael ei golli
ac roedd diogelwch yn hollbwysig.

Cynnig — Cynigodd y Cynghorydd Meirick Lloyd Davies argymhelliad y swyddog i
gymeradwyo’r cais, ac fe'i eiliwyd gan y Cynghorydd Merfyn Parry.

PLEIDLAIS:
CANIATAU - 17
YMATAL -0

GWRTHOD - 0

PENDERFYNWYD y dylid CYMERADWYO’R cais yn unol ag argymhelliad y
swyddogion a nodwyd yn yr adroddiad.

Ar y pwynt hwn (11.00 am) cafwyd toriad.

Ailddechreuodd y cyfarfod am 11.15 a.m.

11

CAIS RHIF 01/2016/0239 - WM MORRISON SUPERMARKETS PLC., DINBYCH

Cyflwynwyd cais i amrywio amod rhif 10 o ganiatad cynllunio cyfeirnod 01/867/97 i
nodi 'Cyfyngir dosbarthiad nwyddau i'r siop i rwng 5:00-23:00 o’r gloch bob dydd a
chyfyngir dosbarthiad nwyddau i'r orsaf betrol a chiosg i 6:30-22:00 o'r gloch bob
dydd' yn Wm Morrison Supermarkets Plc., Ffordd Y Ffair, Dinbych.

Cynnig — Cynigodd y Cynghorydd Meirick Lloyd Davies argymhelliad y Swyddog i
gymeradwyo’r cais, ac fe'i eiliwyd gan y Cynghorydd Merfyn Parry.
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PLEIDLAIS:
CYMERADWYO - 19
YMATAL -0
GWRTHOD -0

PENDERFYNWYD y dylid CYMERADWYO’R cais yn unol ag argymhelliad y
swyddogion a nodwyd yn yr adroddiad.

NODIADAU CANLLAWIAU CYNLLUNIO ATODOL DRAFFT: DATBLYGIAD
PRESWYL - DOGFEN YMGYNGHORI

Cyflwynodd y Cynghorydd David Smith, Aelod Arweiniol y Parth Cyhoeddus
adroddiad yn cyflwyno dogfen ddrafft Canllaw Cynllunio Atodol (CCA) ar
Ddatblygiad Preswyl fel sail ar gyfer ymgynghoriad cyhoeddus. Atgoffodd y
Cynghorydd Smith aelodau o wahanol gamau’r broses cyn i'r Pwyligor Cynllunio
fabwysiadu’r dogfennau CCA yn derfynol.

Cynnig — Cynigodd y Cynghorydd Meirick Lloyd Davies argymhelliad y swyddog,
ac fe'i eiliwyd gan y Cynghorydd Bob Murray.

PLEIDLAIS:
O BLAID - 18
YMATAL -0
YN ERBYN -0

PENDERFYNWYD bod yr aelodau'n cytuno ar y Canllawiau Cynllunio Atodol drafft
ar Ddatblygu Preswyl, fel y nodwyd yn Atodiad 1 sydd ynghlwm i’r adroddiad, i
ymgynghori’n gyhoeddus arno am leiafswm o wyth wythnos.

NODIADAU CANLLAWIAU CYNLLUNIO ATODOL DRAFFT:
RHWYMEDIGAETHAU CYNLLUNIO - DOGFEN YMGYNGHORI

Cyflwynodd y Cynghorydd David Smith, Aelod Arweiniol y Parth Cyhoeddus
adroddiad yn cyflwyno dogfen ddrafft Canllaw Cynllunio Atodol (CCA) ar
Rwymedigaethau Cynllunio fel sail ar gyfer ymgynghoriad cyhoeddus. Atgoffodd y
Cynghorydd Smith Aelodau o wahanol gamau’r broses cyn i'r Pwyligor Cynllunio
fabwysiadu’r dogfennau CCA yn derfynol.

Cynnig — Cynigodd y Cynghorydd Merfyn Parry i gyd-fynd ag argymhelliad y
swyddog, ac fe'i eiliwyd gan y Cynghorydd Julian Thompson-Hill.

PLEIDLAIS:
O BLAID - 19
YMATAL -0
YN ERBYN -0

PENDERFYNWYD bod yr aelodau'n cytuno ar y Canllawiau Cynllunio Atodol drafft

ar Rwymedigaethau Cynllunio, fel y nodwyd yn Atodiad 1 sydd ynghlwm ir
adroddiad, i ymgynghori’n gyhoeddus arno am leiafswm o wyth wythnos.
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Ar y pwynt hwn, cadarnhaodd y Cynghorydd David Smith y byddai'r Grwp Llywio'r CDLI
nesaf yn cael ei gynnal am 10.00am ar 20 Gorffennaf yng Rhuthun.

Daeth y cyfarfod i ben am 11.30 a.m.
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WARD:

AELOD(AU) WARD:

RHIF CAIS:

CYNNIG:

LLEOLIAD:

YMGEISYDD:

Eitem Agenda 5

Cynwyd

Y Cynghorydd Cefyn Williams (c)
08/2016/0487/ PF

Ail-doi a gosod goleuadau ar do adeilad allanol
Tyn y Wern Corwen

Mr Cefyn Henry Williams
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FLOOR PLANS

cynllun prif lawr | ground floor plan

* AS EXISTING
052016 10487 1P p g

\

cyntlun tlawr cyntaf | first floor plan

15 MAY 2018

P § sy iy | Pommmt 4 el aian.
Propose:
C:

d convarsion at: Ty'n Y Ween, Cynwyd
Liawer Py f | Exi:

| [ ———

e 02 }

| sz

g floor plans

B 2 . et et ety s ity

8 s i e Bt | P16

* AS PROPOSED

08701670487 /pF

[ REViSED PLAN |

cynllun prif tawr | ground Hoor ptan

cynillun Hawr cyntaf | first floor plan

30 JuN 20
eeng] Craltatk & FURTE M e S i Sy A
s [y P ———y—y e —
Lt Proposed convertion at: Ty'n Y Wem, Cynwyd
}l } e Cynlluniau arfoathedig
e e i e T S T
B T

B4 06 a !

[T} Cepteyire—gee—




Tudalen 26



Paul Griffin

WARD : Cynwyd

WARD MEMBER(S): Clir Cefyn Williams (c)

APPLICATION NO: 08/2016/0487/ PF

PROPOSAL: Re-roofing and installation of roof lights to outbuilding
LOCATION: Tyn Y Wern  Corwen

APPLICANT: Mr Cefyn Henry Williams

CONSTRAINTS: AONB

PUBLICITY Site Notice — No

UNDERTAKEN: Press Notice — No

Neighbour letters - Yes

REASON(S) APPLICATION REPORTED TO COMMITTEE:
Scheme of Delegation Part 2

e Application submitted by / on behalf of County Councillor

CONSULTATION RESPONSES:
CYNWYD COMMUNITY COUNCIL:
No response at time of writing

CLWYDIAN RANGE AND DEE VALLEY AREA OF OUTSTANDING NATURAL BEAUTY
JOINT ADVISORY COMMITTEE:

“The Joint Committee has no objection to this application and welcomes the intention to
reinstate a natural blue/grey slate roof to match the adjoining dwelling. It is recommended that
the roof lights should be conservation style units”

NATURAL RESOURCES WALES - no objections

RESPONSE TO PUBLICITY: None
EXPIRY DATE OF APPLICATION: 19/7/16
REASONS FOR DELAY IN DECISION (where applicable):
. awaiting consideration by Committee
PLANNING ASSESSMENT:
1. THE PROPOSAL:
1.1 Summary of proposals

1.1.1  Planning permission is sought for the reroofing of an existing outbuilding which would
enable its conversion to form an annexe to the main dwelling “Tyn Y Wern’

1.1.2 The building in question is already in residential use, its agricultural use having
ceased many years ago. It is currently used to store paraphernalia associated with
the dwelling — garden implements etc. In essence, its current use is akin to a typical
domestic garage.

1.2 Description of site and surroundings
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1.2.1 The outbuilding is joined to the east elevation of the farmhouse and there are other
outbuildings on the south side of the farmyard.

1.2.2 The property is located approximately_1km north east of the village of Cynwyd, to the
east of the Afon Dyfrdwy and adjacent to_the B4401.

1.2.3 There are no immediate neighbours.
1.3 Relevant planning constraints/considerations

1.3.1 The site is located within the Clwydian and Dee Valley Area of Outstanding Natural
Beauty.

1.4 Relevant planning history
1.4.1 None

1.5 Developments/changes since the original submission
1.5.1 None

1.6 Other relevant background information
1.6.1 None

DETAILS OF PLANNING HISTORY:
2.1 None

RELEVANT POLICIES AND GUIDANCE:
The main planning policies are considered to be:

3.1 Denbighshire Local Development Plan (June 2013)
Policy RD 1 — Sustainable Development and Good Standard of Design
Policy RD 3 — Extensions and Alterations to Dwellings
VOE 1 — Key areas of importance
VOE 2 — Area of Outstanding Natural Beauty
VOE 5- Conservation of Natural Resources

3.2 Government Policy / Guidance
Planning Policy Wales Edition 8 January 2016
TAN 5 — Nature and conservation

MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 8, 2016 (PPW) confirms the requirement that planning applications
'should be determined in accordance with the approved or adopted development plan for the
area, unless material considerations indicate otherwise' (Section 3.1.2). PPW advises that
material considerations must be relevant to the regulation of the development and use of land in
the public interest, and fairly and reasonably relate to the development concerned., and that these
can include the number, size, layout, design and appearance of buildings, the means of access,
landscaping, service availability and the impact on the neighbourhood and on the environment
(Sections 3.1.3 and 3.1.4).

The following paragraphs in Section 4 of the report therefore refer to the policies of the
Denbighshire Local Development Plan and to the material planning considerations which are
considered to be of relevance to the proposal.

4.1 The main land use planning issues in relation to the application are considered to be:

4.1.1 Principle

4.1.2 Visual amenity
4.1.3 Residential amenity
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4.1.4

Protected species

4.2 In relation to the main planning considerations:

421

4.2.2

4.2.3

Principle
Planning Policy Wales 8, 2016 (PPW) confirms the general requirement that planning

applications 'should be determined in accordance with the approved or adopted
development plan for the area, unless material considerations indicate otherwise'
(Section 3.1.2).

In relation to the principle of the development, the relevant planning policy relating to
alterations to dwellings in the Local Development Plan is Policy RD 3 . Policy RD3
sets out tests to ensure proposals have an acceptable impact on the amenity and
appearance of the original dwelling.

In relation to other material planning considerations, paragraphs 3.1.3 and 3.1.4 of
PPW set the basic parameters that these must be relevant to the regulation of the
development and use of land in the public interest, and fairly and reasonably related
to the development concerned. In terms of matters specific to the assessment of an
individual application, PPW refers to what may be regarded as material
considerations and that these can include the number, size, layout, design and
appearance of buildings, the means of access, landscaping, service availability and
the impact on the neighbourhood and on the environment. Residential and visual
amenity impacts are therefore standard tests on most planning applications.

Visual amenity
Criteria i) of Policy RD 1 requires that development respects the site and

surroundings in terms of siting, layout, scale, form, character, design, materials,
aspect, micro-climate and intensity of use of land/buildings and spaces around and
between buildings. Criteria i) of Policy RD 3 the scale and form of the proposed
extension or alteration is subordinate to the original dwelling, or the dwelling as it was
20 years before the planning application is made. Criteria ii) of Policy RD 3 requires
that proposals are sympathetic in design, scale, massing and materials to the
character and appearance of the existing building. Policy VOE 2 seeks to ensure that
development within the AONB does not harm the features or appearance of the area
that justify its designation as an AONB.

The proposal fundamentally involves the reroofing of the outbuilding. Other than
internal works and the insertion of new window casements and there would be
minimal alterations to the building.

The building in question is attached to the main dwelling, and the proposed works
would in essence ‘tidy’ up its appearance. With minimal alteration to the overall shape
and form of the structure, it is not considered that the proposals would result in an
unacceptable impact upon the appearance of the site, or the wider Area of
Outstanding Natural Beauty.

Residential amenity

Planning Policy Wales 8 states that planning applications should be determined in
accordance with the approved or adopted development plan for the area, unless
material considerations indicate otherwise. Paragraphs 3.1.3 and 3.1.4 state that
material planning considerations must be relevant to the regulation of the
development and use of land in the public interest. Material considerations must be
fairly and reasonably related to the development concerned. It is therefore a well
established principle that the protection of residential amenity from issues such as
overlooking and loss of natural light is a proper function of the development control
system. SPG 1 and SPG 24 offer guidance and suggest acceptable separation
distances and siting guidelines etc, to ensure residential amenity does not suffer as a
result of the proposed development. Test iii) of Policy RD 3 requires that a proposal
does not represent an overdevelopment of the site, to ensure that sufficient external
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amenity space is retained. SPG 7 requires that 40m? of private external amenity
space is provided.

Given the location of the building, and distances to other properties and orientation of
windows it is not considered that the proposal would impact unacceptably on the
amenity of neighbouring properties. It is also considered that sufficient garden area
would remain for the benefits of the occupants of the dwelling.

It is considered that the proposals would comply with the requirements of the policies
listed above, and therefore the impact on residential amenity would be acceptable.

Protected species

Policy VOE 5 requires due assessment of potential impacts on protected species or
designated sites of nature conservation, including mitigation proposals, and suggests
that permission should not be granted where proposals are likely to cause significant
harm to such interests. This reflects policy and guidance in Planning Policy Wales
(Section 5.2), current legislation and SPG 18 — Nature Conservation and Species
Protection, which stress the importance of the planning system in meeting biodiversity
objectives through promoting approaches to development which create new
opportunities to enhance biodiversity, prevent biodiversity losses, or compensate for
losses where damage is unavoidable.

The site has been surveyed for the presence of protected species, and it is possible
that the barn hosts a bat roost. The proposal has included a range of mitigation
measures to address the potential impacts. Natural Resources Wales have not raised
an objection to the proposal.

In considering the grant of planning permission the Local Planning 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.” This proposal, being for
improved residential accommodation and would provide work for local contractors, is
considered to accord with justification of overriding public interest of an economic
nature.

It is noted that adequate mitigation methods have been proposed and agreed with
NRW, so that if development were permitted, it would not be detrimental to the
maintenance of the population species concerned.

Given the advice from NRW, it is considered the proposal meets the Habitat
Regulations 3 tests. It is considered that these issues would be suitably controlled
through condition along with a note to applicant stressing the importance of obtaining
a licence from WAG is proposed.

5. SUMMARY AND CONCLUSIONS:

5.1 It is considered the proposal complies with adopted planning policies.

RECOMMENDATION: GRANT- subject to the following conditions:-

—_

The development to which this permission relates shall be begun no later than 26th July 2021
The development hereby permitted shall be carried out in strict accordance with details shown
on the following submitted plans and documents unless specified as otherwise within any
other condition pursuant to this permission:

(i) Existing elevations (Drawing No. 3) received 18 May 2016

(i) Existing floor plans (Drawing No. 2) received 18 May 2016

(ii) Proposed elevations (Drawing No. 7A) received 30 June 2016
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(iv) Proposed floor plans (Drawing No. 6A) received 30 June 2016
(v) Location plan (Drawing No. 1A) received 25 May 2016

3. The development shall proceed strictly in accordance with the recommendations set out in the
submitted ecological survey prepared by Cartmel Ecology (dated March 2016)

The reasons for the conditions are:-

1. To comply with the provisions of Section 91 of the Town and Country Planning Act 1990.
2. For the avoidance of doubt and to ensure a satisfactory standard of development.
3. The development shall proceed strictly in accordance with the recommendations set out in the

submitted ecological survey prepared by Cartmel Ecology (dated March 2016)

NOTES TO APPLICANT:

WELSH WATER Note to Applicant:

Dwr Cymru Welsh Water have advised that some public sewers and lateral drains may not be
recorded on their maps of public sewers because they were originally privately owned and were
transferred into public ownership by nature of the Water Industry (Schemes of Adoption of Private
Sewers) Regulations 2011. The presence of such assets may affect the proposal. In order to assist
Dwr Cymru Welsh Water in dealing with the proposal they request you contact their Operations
Contact Centre on 0800 085 3968 to establish the location and status of the sewer. Under the Water
Industry Act 1991 Dwr Cymru Welsh Water has rights of access to its apparatus at all times.

You are advised that the works will need to be carried out under EPS licence which will need to be
obtained prior to works commencing.
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WARD:

AELOD(AU) WARD:

RHIF CAIS:

CYNNIG:

LLEOLIAD:

Eitem Agenda 6

Llanbedr Dyffryn Clwyd/Llangynhafal

Y Cynghorydd Huw O Williams (c)
16/2016/0545/ PF

Dymchwel Neuadd Llanbedr a chodi 11 annedd

Neuadd Llanbedr Llanbedr Dyffryn Clwyd Rhuthun
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WARD :

WARD MEMBER(S):

APPLICATION NO:

David Roberts
Llanbedr Dyffryn Clwyd / Llangynhafal

Clir Huw O Williams (c)

16/2016/0545/ PF

PROPOSAL: Demolition of Llanbedr Hall and erection of 11 dwellings
LOCATION: Llanbedr Hall Llanbedr Dyffryn Clwyd Ruthin
APPLICANT: Mr Rod Cox
CONSTRAINTS: Tree Preservation Order

AONB
PUBLICITY Site Notice — Yes
UNDERTAKEN: Press Notice — Yes

Neighbour letters - Yes

REASON APPLICATION REPORTED TO COMMITTEE:

Scheme of Delegation Part 2

. Referral by Development Manager

CONSULTATION RESPONSES:

LLANBEDR DC COMMUNITY COUNCIL
‘Please be informed that Llanbedr Dyffryn Clwyd Community Council has the following
observations to the above planning application as following:-

1. The proposed site would cause disruption caused by construction traffic and increased traffic
on Lon Y Mynydd and Lon Cae Glas during and following construction.

2. Concerns that the drains at Llanbedr Hall and whether the current system would be able to
cope with the new housing and increased pressure.

3. The application site is outside the Local Development Plan for new buildings in Llanbedr
Dyffryn Clwyd.

4. The building application is not on the current footprint, which it should be.

5. The application mentions many times about the new height lower than the existing hall, but
the new application is actually 3 foot higher than the previous application for 9 houses that was
given permission. When you see the image with the new hall superimposed on the old hall you
also see how it will have a large expanse across the garden area.

6. The Design and Access statements have some misleading statements.

7. There should be provision for affordable housing as part of the planning application.’

NATURAL RESOURCES WALES
No objection subject to conditions.

DWR CYMRU / WELSH WATER
No objection. Suggest conditions.

CLWYD POWYS ARCHAEOLOGICAL TRUST
Suggest photographic survey and watching brief
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DENBIGHSHIRE COUNTY COUNCIL CONSULTEES
Highways Officer
No objection subject to condition

Ecologist

No objection. Suggest conditions.

RESPONSE TO PUBLICITY:

In objection
Representations received from:

Theresa Burling, 4 Bryn Coed, Llanbedr Hall, Llanbedr
R.G.Houghton, 4 Y Llys, Llanbedr DC

Summary of planning based representations in objection:

Principle - Lack of local services to support the development

Visual impact - Urbanisation of rural setting, impact on landscape, impact on AONB
Residential amenity - Increased noise and disturbance due to the number of residents
Highways safety - suitability of the local highways network

EXPIRY DATE OF APPLICATION: 25/07/2016

PLANNING ASSESSMENT:
1. THE PROPOSAL:
1.1 Summary of proposals

1.1.1

1.1.2

1.1.3

The proposal is for the replacement of Llandedr Hall with a terrace of 11 dwellings.

The terrace would form a crescent of 3 storey dwellings immediately to the west of the
current position of the hall.

Car parking for the dwellings is shown as one space to the front of each unit along
with a larger central parking area to the north of the block. Access to the new units
will utilise the existing driveways to the north west and north east.

In addition to the submitted plans, the application is accompanied by the following
supporting documents:

Design and Access Statement

Historical Appraisal

Tree Report

Ecological Survey

Design, Landscape and Heritage Impact Assessment
Structural Inspection

1.2 Description of site and surroundings

1.2.1

1.2.2

1.2.3

Llanbedr Hall is a late Victorian building set in landscaped grounds. The front part of
the hall is constructed in buff brick with red brick detailing and a steeply hipped slate
roof, and incorporates a corner tower along with gabled and dormer features.

The rear part of the hall is a predominantly two storey rendered structure with slate
pitched roof. The hall benefits from substantial formal landscape gardens to the front
(west) with a coach yard and mix of dwelling types immediately to the rear (east).
Other more isolated dwellings lie to the north and along the back drive to the main
hall.

The main hall has been altered over the years with a number of developments taking
place. There are a number of mature trees within the grounds which are protected by
a Tree Preservation Order.
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1.2.4 To the south-west of the main hall is a walled garden area containing a former boiler
room and glass house which has recently gained permission to be converted into a
dwelling (see planning history).

1.2.5 There are public footpaths which run through and adjoin the site, including one which
runs past the listed building of the remains of St Peter’s Church which lies to the west
of the hall.

1.3 Relevant planning constraints/considerations
1.3.1 The site lies outside of the development boundary for the village of Llanbedr DC and
is set within the Clwydian Range and Dee Valley Area of Outstanding Natural Beauty
(AONB) and the Vale of Clwyd Historic Landscape, but without any other specific
designation in the Local Development Plan.

1.3.2 Public Footpaths 14 and 37 run through and abut the site.

1.4 Relevant planning history
1.4.1 There is a lengthy planning history on the site. The most relevant planning history for
the assessment of this application is the extant permission for the erection of 9
dwellings as replacement for Llanbedr Hall under reference number 16/2014/1020,
granted at Planning Committee in January 2015.

1.5 Developments/changes since the original submission
1.5.1  None.

1.6 Other relevant background information
1.6.1 Covered in the report.

2. DETAILS OF PLANNING HISTORY:
16/2004/1450/PF — Change of use from restaurant to 2 self-contained dwellings: Granted by
Committee on 26 January 2005.

16/2006/0872/PF — Conversion and alterations of existing flats and restaurant to 20 self-contained
flats and construction of associated parking areas: Granted by Committee on 10 October 2006.

Appeal 2042164/WF — Against Conditions 6 and 9 on the above permission: Allowed on 30 July
2007.

16/2007/1363/PO — Demolition of main hall (11 flats) and development of 0.33 ha of land by the
erection of replacement building containing 11 flats and erection of 6 dwellings within grounds and
alterations to existing vehicular access (outline — all matters reserved for further approval): Refused
on 15 February 2012.

16/2011/0691 — Conversion and extension of the former garages into 1 dwelling with a designated bat
roost in the roof void: Granted by Committee on 28 September 2011.

16/2009/0941/PF — Demolition of Llanbedr Hall and its replacement with 9 detached family houses set
into the gardens, and the refurbishment, extension and change of use of the adjacent garages to
provide 1 dwelling: Refused 15 February 2012.

16/2014/1020/PF - Demolition of Llanbedr Hall and erection of 9 three-storey dwellings, and
associated works - Granted in 21 January 2015

16/2015/0271/PS - Removal of condition requiring provision of affordable housing - Allowed at appeal
21 December 2015

16/2015/1047 - Demolition of Llanbedr Hall and erection of 13 three-storey dwellings, and associated
works - Refused 9 March 2016 (Currently subject of an appeal to the Planning Inspectorate)
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3. RELEVANT POLICIES AND GUIDANCE:
The main planning policies and guidance are considered to be:

Denbighshire Local Development Plan (adopted 4 June 2013)

Policy RD4 — Replacement of existing dwellings

Policy BSC3 — Securing infrastructure contributions from Development

Policy BSC4 — Affordable Housing

Policy VOE1 — Key areas of importance

Policy VOE2 — Area of Outstanding Natural Beauty and Area of Outstanding Beauty
Policy VOE5 — Conservation of natural resources

Policy ASA2 — Provision of sustainable transport facilities

Policy ASA3 — Parking standards

3.1 Government Policy / Guidance
Planning Policy Wales Edition 8

4. MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 8, January 2016 (PPW) confirms the requirement that planning
applications 'should be determined in accordance with the approved or adopted development plan
for the area, unless material considerations indicate otherwise' (Section 3.1.2). PPW advises that
material considerations must be relevant to the regulation of the development and use of land in
the public interest, and fairly and reasonably relate to the development concerned., and that these
can include the number, size, layout, design and appearance of buildings, the means of access,
landscaping, service availability and the impact on the neighbourhood and on the environment
(Sections 3.1.3 and 3.1.4).

The following paragraphs in Section 4 of the report therefore refer to the policies of the
Denbighshire Local Development Plan, and to the material planning considerations which are
considered to be of relevance to the proposal.

4.1 The main land use planning issues in relation to the application are considered to be:

4.1.1 Principle
4.1.2 Visual amenity
4.1.3 Residential amenity

4.1.4 Ecology
4.1.5 Highways (including access and parking)

4.1.6 Archaeology
4.1.7 Affordable Housing

4.1.8 Drainage (including flooding)

4.2 In relation to the main planning considerations:
4.2.1 Principle
The principle of the demolition of Llanbedr Hall and replaced by a terrace of dwellings
has been established through the January 2015 permission, which is extant. This
matter of principle cannot be re-visited. However the matter of principle in hand is
whether 11 dwellings can be accepted. The previous permission allowed 9 dwellings
on the basis of the compliance with Policy RD 4 - Replacement Dwellings.

It has been established within previous appeal proceedings that it is agreed that the
existing hall has a lawful use for 11 dwellings.

It is therefore considered that the proposals to provide 11 units are in principle
acceptable as replacements in accordance with Policy RD 4, having regard to the site
history.

4.2.2 Visual amenity
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4.2.3

424

4.2.5

PPW paragraph 4.11.9 states that the visual appearance and scale of development
and its relationship to its surroundings and context are material planning
considerations when assessing planning applications. Policy VOE 2 requires that
development must not cause unacceptable harm to the character and appearance of
the AONB.

The proposed development has the same footprint as the 2015 extant permission.
The proposed ridge height of the terrace would be increased by 0.9m from the extant
permission. There are objections based on the urbanisation of the rural setting.

Having regard to the extant permission it is not considered that the proposal would
have an unacceptable visual impact in relation to the locality or the wider landscape,
including the designated AONB, on top of that permitted by the 2015 permission.

Residential amenity

Paragraph 3.1.7 of PPW states that proposals should be considered in terms of their
effect on the amenity and existing use of land and buildings in the public interest. It is
also advised that the Courts have ruled that the individual interest is an aspect of the
public interest, and it is therefore valid to consider the effect of a proposal on the
amenity of neighbouring properties.

There are objections to the potential for increased noise and disturbance due to the
number of residents.

Having regard to the extant permission and the relationship with nearby properties, it
is not considered that the proposed development would give rise to additional impacts
that would be unacceptable in relation to residential amenity.

Ecology
Policy VOE 5 requires due assessment of potential impacts on protected species or

designated sites of nature conservation, including mitigation proposals, and suggests
that permission should not be granted where proposals are likely to cause significant
harm to such interests. This reflects policy and guidance in Planning Policy Wales
(Section 5.2), current legislation and SPG 18 — Nature Conservation and Species
Protection, which stress the importance of the planning system in meeting biodiversity
objectives through promoting approaches to development which create new
opportunities to enhance biodiversity, prevent biodiversity losses, or compensate for
losses where damage is unavoidable.

A protected species survey has been submitted and the biodiversity officer has raised
no objections subject to the recommendations being followed.

The proposals are therefore considered acceptable in relation to impact on ecology
subject to condition appropriate mitigation is provided.

Highways (including access and parking)

Local Development Plan Policy RD 1 tests (vii) and (viii) oblige provision of safe and
convenient access for a range of users, together with adequate parking, services and
manoeuvring space; and consideration of the impact of development on the local
highway network Policy ASA 3 requires adequate parking spaces for cars and
bicycles in connection with development proposals, and outlines considerations to be
given to factors relevant to the application of standards. These policies reflect general
principles set out in Planning Policy Wales (Section 8) and TAN 18 — Transport, in
support of sustainable development.

The Highways Officer has raised no objection. There are individual concerns over the
suitability of the local highway network.

Having regards to the design, scale and location of the proposals, and having regard
to the extant permission, it is considered that proposals would not have an
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unacceptable impact on the local highway network, on top of that considered
appropriate in granting the permission in 2015.

4.2.6 Archaeology
Local Development Plan Policy RD 1 test (iii) requires development to protect and

where possible to enhance the local natural and historic environment.

Planning Policy Wales (Section 6.5) sets out a range of considerations to be given to
the assessment of archaeological issues, including approaches to recording and
investigating potential remains in conjunction with new development. Welsh Office
Circular 60/96.

CPAT have identified the site as being of potential significance in relation to
archaeological remains and have suggested a watching brief condition.

Providing an appropriate watching brief is completed it is considered that the proposal
would not have an unacceptable impact in relation to archaeology.

4.2.7 Affordable Housing
No affordable housing is proposed by the submission. An appeal decision in
December 2015 relating to this confirmed that affordable housing cannot be required
in relation to policy RD 4 - Replacement of Existing Dwellings. Officers would
recommend strongly against seeking to impose an affordable housing requirement.

4.2.8 Drainage (including flooding)
Local Development Plan Policy RD 1 test (xi) requires that development satisfies
physical or natural environmental considerations relating to drainage and liability to
flooding. Planning Policy Wales Section 13.2 identifies flood risk as a material
consideration in planning and along with TAN 15 — Development and Flood Risk,
provides a detailed framework within which risks arising from different sources of
flooding should be assessed.

The Community Council have advised that they are concerned about the suitability of
drains to serve the development. Dwr Cymru/Welsh Water have not objected to the
proposals of the basis of the existing system having insufficient capacity. In situations
where the existing sewers network has insufficient capacity to deal with the additional
output from a development, an objection would be raised. The site is not located
within a flood zone.

Having regard to the above it is not considered that the proposal would be
unacceptable in terms of drainage. It is proposed to control the final details of
drainage through condition to ensure satisfactory surface water management
measures are put in place.

5. SUMMARY AND CONCLUSIONS:

5.1 It is considered that the development is acceptable in principle having regard to the clear
steer from previous appeal decisions over the number of lawful residential units in the existing
hall. Having regard to the extant permission it is not considered that the proposed
development would have any unacceptable impacts on top of which would arise from the
implementation of the 2015 permission.

RECOMMENDATION: GRANT- subject to the following conditions:-

1. The development to which this permission relates shall be begun no later than 26th July
2021.
2. The development hereby permitted shall be carried out in strict accordance with details shown

on the following submitted plans and documents unless specified as otherwise within any
other condition pursuant to this permission

(i) Proposed north and south elevations (Drawing No. 2201) received 31 May 2016

(i) Proposed east and west elevations (Drawing No. 2202) received 31 May 2016
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(iii) Proposed roof plan (Drawing No. 2005) received 31 May 2016

(iv) Proposed sections (Drawing No. 2101) received 31 May 2016

(v) Proposed ground floor plan (Drawing No. 2001) received 31 May 2016
(vi) Proposed first floor plan (Drawing No. 2002) received 31 May 2016

(vii) Proposed second floor plan (Drawing No. 2003) received 31 May 2016
(viii) Proposed third floor plan (Drawing No. 2004) received 31 May 2016
(ix) Proposed garden sheds (Drawing No. P3800) received 31 May 2016
(x) Site plan as existing (Drawing No. P4003) received 31 May 2016
(
(
(
(
(
(

xi) Site plan as proposed (Drawing No. 4000) received 31 May 2016

xii) Topographical survey (Drawing No. 13591-5) received 31 May 2016

xiii) Proposed drainage site plan (Drawing No. P4004) received 31 May 2016
xiv) Existing location plan (Drawing No. P4000) received 31 May 2016
Location plan (Drawing No. 4001) received 31 May 2016

Review of ecological survey work dated 14 August 2014

XV
XV

~ —

PRE-COMMENCEMENT CONDITION

Development shall not begin until an appropriate photographic survey of the existing buildings
on the site has been carried out in accordance with details to be submitted to, and approved
in writing by the Local Planning Authority. The resulting photographs should be forwarded on
a CD or DVD to the Local Planning Authority and the Development Control Archaeologist,
Clwyd-Powys Archaeological Trust, 41 Broad Street, Welshpool, Powys, SY21 7RR. Tel.
01938 553670.

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.

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 next planting and seeding season and any trees or plants which, within a period of five
years of the development, die, are removed or become seriously damaged or diseased shall
be replaced in the next planting season with others of similar size and species.

None of the trees or hedgerows shown on the approved plans as being retained shall be
felled, lopped or topped without the prior written consent of the Local Planning Authority. Any
trees or hedgerow plants which die or are severely damaged or become seriously diseased
within five years of the completion of the development shall be replaced with trees or
hedgerow plants of such size and species to be agreed in writing with the Local Planning
Authority.

PRE-COMMENCEMENT CONDITION

No development shall take place until a scheme of foul drainage and surface water drainage
has been submitted to, and approved by, the Local Planning Authority and the approved
scheme shall be completed before the buildings are first occupied.

PRE-COMMENCEMENT CONDITION

Prior to the installation of any lighting an external lighting/internal light spillage scheme shall
be submitted to and approved in writing by the Local Planning Authority and all lighting
installed shall be in accordance with the approved details

PRE-COMMENCEMENT CONDITION
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Prior to the commencement of development, a Biosecurity Risk Assessment shall be
submitted to and approved in writing by the Local Planning Authority. The development shall
proceed in accordance with the approved details at all times.

10. All groundworks shall be undertaken in the presence of a qualified archaeological contractor
so that an archaeological watching brief can be conducted. The archaeological watching brief
will be undertaken to the standards laid down by the Institute for Archaeologists. A copy of the
watching brief report shall be submitted to the Local Planning Authority and the Development
Control Archaeologist, Clwyd-Powys Archaeological Trust, 41 Broad Street, Welshpool,
Powys, SY21 7RR tel: 01938 553670 within two months of the fieldwork being completed.

The reasons for the conditions are:-

1. To comply with the provisions of Section 91 of the Town and Country Planning Act 1990.
2. For the avoidance of doubt and to ensure a satisfactory standard of development.

3. In the interests of investigation and recording of historic/listed buildings

4. In the interest of visual amenity.

5. In the interest of visual amenity.

6. In the interest of visual amenity.

7. In the interest of the management of flood risk.

8. In the interest of maintaining the favourable conservation status of protected species.
9. In the interest of the management of biosecurity risks.

10. In the interest of preservation of archaeological remains.

NOTES TO APPLICANT:

None
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Sarah Stubbs

WARD : Llandyrnog

WARD MEMBER(S): Clir Merfyn Parry (c)

APPLICATION NO: 18/2016/0400/ PO

PROPOSAL.: Development of 1.74ha of land by the erection of 40 no.

dwellings and associated works (outline application including
access and layout)

LOCATION: Land adjacent to Maes Llan Llandyrnog Denbigh
APPLICANT: M Hughes

CONSTRAINTS: None

PUBLICITY Site Notice — Yes

UNDERTAKEN: Press Notice — Yes

Neighbour letters - Yes

REASON(S) APPLICATION REPORTED TO COMMITTEE:
Scheme of Delegation Part 2

e Recommendation to grant / approve — 4 or more objections received
¢ Recommendation to grant / approve — Town / Community Council objection

CONSULTATION RESPONSES:
LLANDYRNOG COMMUNITY COUNCIL
“Whilst the Community Council accept that following a thorough consultation process this land
has been earmarked for development within the LDP, the same LDP confirms on page 25 that
the number of dwellings on this land should not exceed 25 — there are forty shown on the
current application and the Community Council are unable to support the application as it has
been presented because of the following reasons:
¢ Number of houses shown on the application far exceeds the
aspirations of the Local Development Plan
e Open space as shown too near the main road and should be
repositioned nearer the centre of any development
¢ No details provided of what commuted sums would be offered to
upgrade existing play areas provided in the village
¢ The land has been earmarked for development — that is a matter
of fact - however would the eventual developer consider phasing the development?
e There are concerns about traffic management during construction period however it is
accepted that the matter can be dealt with by not starting any work until a traffic
management plan has been approved”.

CLWYDIAN RANGE AND DEE VALLEY AREA OF OUTSTANDING NATURAL BEAUTY
JOINT ADVISORY COMMITTEE

“The Joint Committee notes that this site is allocated for residential development in the LDP
and therefore has no observations to make on the principle of development. Although
approximately 1km outside the AONB the site is visible from the higher ground of the Clwydian
Range to the east, and the committee would emphasise the need to ensure that the
development blends into the Vale of Clwyd landscape.

The retention of existing trees and boundary hedges and supplementary planting of new native

trees and hedges to enclose the site will assist in breaking up views of the site and help
integrate the development into its rural setting. However, the committee is concerned that
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existing tree group G.7 has not been plotted on the layout plan and may be detrimentally
affected by the development. In addition, it is recommended that additional semi-mature native
tree planting is undertaken along the AONB facing north-eastern boundary to supplement the
existing hedge. This would better reflect the characteristic landscape of the Vale of Clwyd,
which comprises hedges interspersed with hedgerow trees and small woodlands. In this
context, the high density layout with dwellings very close to this boundary undermines such an
approach, and the committee would suggest that a greater separation distance than that shown
on the proposed layout between dwellings and the boundary hedge/irees is called for. The loss
of a significant length of roadside hedgerow to facilitate highway visibility is regretted, and it is
suggested that as much of this as possible is retained and a new native hedge and hedgerow
trees planted behind the minimum required splay to maintain continuity of this landscape
feature.

Finally, the Joint Committee supports the positive statements in the DAS and Community
Linguistic Assessment relating to the provision of affordable housing for local people and the
phasing of development in relation to local demand.”

NATURAL RESOURCES WALES
No objection subject to the inclusion of a condition requiring surface water details and light
spillage details.

DWR CYMRU / WELSH WATER
No objection subject to the inclusion of a condition requiring a detailed drainage strategy

CLWYD POWYS ARCHAEOLOGICAL TRUST
No objection

FIRE AND RESCUE SERVICE
No objection

UTILITIES
Wales and West Utilities
No objection

Scottish Power
No objection

HEALTH BOARD
No objection

TREE CONSULTANT
No objection, a detailed landscaping and appropriate management scheme will be required at
detailed stage.

CPRW
Express concerns relating to the loss of agricultural land

DENBIGHSHIRE COUNTY COUNCIL CONSULTEES —

Head of Highways and Infrastructure

- Highways Officer
No objection subject to the inclusion of standard conditions including a construction method
statement and highway details including lighting and drainage details.

Archaeologist
No objection, there are no known archaeological sites in the vicinity.
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RESPONSE TO PUBLICITY:

In objection
Representations received from:

John McQuire, Bodlondeb, Denbigh

David Childs, 5 Oliver's Row, Llandyrnog

Kathryn Morris, 5 Oliver's Row, Llandyrnog

Mrs J Standing, 7 Nant Glyd, Llandyrnog

Mr W Humphreys, 11 Maes Llan, Llandyrnog

Rachel Davies, 14 Maes Llan, Llandyrnog

Paul Davies, 14 Maes Llan, Llandyrnog

Dave Benton, 18 Maes Llan, Llandyrnog

Mrs Glenna Benton, 18 Maes Llan, Llandyrnog
Denise Buckland, 14 Nant Glyd, Llandyrnog

John Newcombe, 5 Nant Glyd, Llandyrnog

G.lI Humphreys, 17 Maes Llan, Llandyrnog

Mrs Wilson, Monfa, Llandyrnog

G Jones, 11 Nant Glyd, Llandyrnog

Mark Humphreys, 10 Maes Llan, Llandyrnog

Carys Ward, 10 Nant Glyd, Llandyrnog

Liz Bennett, 9 Nant Glyd, Llandyrnog

John Ashton, 2 Hamdden Clwyd, Llandyrnog

P Chapman and R Jones, 1 Hamdden Clwyd, Llandyrnog
Michael Mitchell, 3 Bron Dyffryn Terrace, Llandyrnog
Mr and Mrs Harrison, 5 Gladstone Terrace, Llandyrnog
C Jones, 2 Nant Glyd, Llandyrnog

Vera Jones, 13 Nant Glyd, Llandyrnog

Emma Whelan, 1 Ty Nant Gardens, Llandyrnog

Mr and Mrs Murphy, Hideaway, 22 Church Street, Northwich
Mr and Mrs Cuddy, 1 Bryn Awelon, Llandyrnog
Sarah Vaughan, Dolerw, Llandyrnog

Carol Richards, 4 Olivers Row, Llandyrnog

Patricia Masters, 2 Olivers Row, Llandyrnog

Glesni Mair Edwards, Ty Gerddi, Llandyrnog

Mrs Griffiths, 8 Nant Glyd, Llandyrnog

LE Lookin, 2 Bryn Awelon, Llandyrnog

P. Williams, Bryn Siriol, Llandyrnog

E Padmore, 3 Maes Llan, Llandyrnog

J S Foulkes, 6 Gladstone Terrace, Llandyrnog

J Jones, 6 Nant Glyd, Llandyrnog

Sian Ifan, Fronhyfryd, Llandyrnog

Summary of planning based representations in objection:
Principle/Density: The density is too high a number in the region of 15 to 20 would be more
suited; loss of green field;

Highways: The access would be better on the Pen Palmant side; the level of traffic generated
will be too much; access has insufficient sight lines; footpath through the site should be
protected;

Landscape/Ecology: Loss of hedge along the frontage will result in loss of birds; impact on area
of outstanding natural beauty

Scale/appearance: Fewer houses, single storey would be better;

General Comments: The same points in a letter signed by a number of residents

Object on a number of grounds including:

The local development plan was not inclusive and truly representative of the local community.
The impact of the development on health and wellbeing
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The impact of the development on the local community

The impact of the development on the welsh language

The justification of the development is weak in relation to housing needs in the village
The environmental effects on the local community

The unsustainable infrastructure

The impact the development will have on an area of outstanding natural beauty

Loss of green field site

Increase of traffic through the village

EXPIRY DATE OF APPLICATION: 17/8/2016
PLANNING ASSESSMENT:

1. THE PROPOSAL:

1.1 Summary of proposals

1.1.1 The application seeks outline planning permission for a residential development of
40 units on 1.74 hectares of land, including approval of the means of access and
the layout. All other matters, including the appearance, landscaping, and scale of
development would be the subject of a future detailed application.

1.1.2 The site is included within the development boundary of Llandyrnog village in the
Local Development Plan, and lies to the north east of dwellings on the Maes Llan
development, fronting the road to Llangwyfan.

1.1.3 The application documents include a proposed Site Plan illustrating —

The layout of 40 dwellings consisting of 2no. 2 bed accessible bungalows,
12no 2 bed houses, 18no 3 bed houses and 8no 4 bed houses.
Associated open space 3840sqg m in total. The proposal illustrates
2363sgm of Community Recreational Open Space (CROS) to be located
on site along the road frontage of the site and an area to the rear of the
site with the balance proposed as a commuted sum.

A ‘Wildlife Friendly’ space to be located to the rear of the site.

The siting of an access to be located centrally along the site frontage of
the village road to Llangwyfan

The intention to remove the hedgerow along the highway frontage, other
than at the point of the new access the intention to locate railings
Retention of the public footpath through the site

The site plan is attached at the front of the report along with illustrative plans.

1.1.4  The application is accompanied by supporting documents which include:
e A Design and Access Statement
e A Community and Linguistic Impact Assessment
e An Ecological Appraisal
e An Arboricultural Assessment
e A Water Conservation Statement

The main points of relevance to the proposals in the supporting documents are —

In the Design and Access Statement

The site is allocated for housing in the Local Development Plan
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It is currently grazing land in connection with the livery stables at Pen y Palmant.

The site topography has a general fall of about 1 in 60 from the south-easterly corner
to the north-western corner with an average elevation of approx. 62m AOD.

The south eastern boundary of the site has a frontage of some 116m onto the
unclassified road to Llangwyfan.

A footpath crosses the northern end of the site, this forms part of the ‘Liwybr Tyrnog’.

The north-eastern boundary of the site is defined by stock fencing and mature
hedgerows. The south- eastern boundary is defined by mature hedges, fences and
walls to the rear gardens of the dwellings on Maes Llan

A development of 40 dwellings equates to a density of 23 dwellings to the hectare,
which is considered a more efficient and sustainable use of the land than the 25
dwellings suggested in the Development plan (14 dwellings per hectare).

In relation to the open space, its siting has been designed to ensure that it an integral
and positive part of the development and not just as an ‘add on’. It will be a positive
part of the spatial form of the whole village, not just the development itself and will be
an accessible and inclusive facility for the wider community. It is considered the siting
of the CROS at the front of the site also ensures a rural aspect and character of the
road is less effected. Siting dwellings closer to the road with individual accesses, front
gardens and driveways would create a suburban ribbon development appearance to
the detriment to the character of the area.

In relation to Planning policy and guidance:

In preparing the proposal, the policies of the development plan have been fully
considered and taken into account.

The layout illustrates that the requirements of DCC’s Residential Space Standards
SPG can be achieved alongside the Parking Standards SPG.

In the Phase 1 habitat Survey

The site is considered to be of limited ecological interest

In the Arboricultural Assessment

This is a survey of all the trees within the site as well as those on the neighbouring
properties that could potentially be affected by the development. This amounts to 7
trees, groups and hedges.

In the Community Linguistic Statement

The statement concludes that the proposals would have no negative impact on the
needs and interests of the Welsh Language. The submitted assessment suggests a
number of ‘language and community measures’ relating to the marketing of the
development be carried out through local agents; bilingual sales media and staff
coupled with local advertising and the placing of affordable housing with local housing
associations; working closely with the local community council and other interested
groups to develop distinctive identity in the design of the site, a suitable local name for
the development.
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2.

3.

In the Water Conservation Statement

The strategy for Water Management at this stage is that foul drainage from the site
would be connected to the main gravity sewer serving the settlement. DCWW have
confirmed that a potable water supply can be provided to the site from their existing
water main system in the vicinity. The use of permeable paving for road and hard
standings together with the use of soakaways will ensure that surface water run-off
from the site will not exceed the existing rate.

1.2 Description of site and surroundings
1.2.1 The application site consists of 1.74ha of grazing land on the north east side of the
village of Llandyrnog.

1.2.2 The site has a road frontage with the main village road running east to Llangwyfan.

1.2.3 It has a hedgerow running along the entire road frontage, with other hedgerows
and fencing bounding the site.

1.2.4 To the south western boundary is the cul de sac ‘Maes Llan’ which consists of 2
storey semi detached properties. Along the northern boundary of the site is Pen y
Palmant. The land is currently used for grazing in connection with the livery stables
at Pen y Palmant.

1.2.5 The site is relatively flat grazing land.

1.3 Relevant planning constraints/considerations

1.3.1  The site is within the development boundary for Llandyrnog, which is identified as a
village for the purposes of the Local Development Plan. It is annotated as a
Housing Allocation on the Proposals Map, and under Policy BSC1 of the LDP, is
referred to as ‘Adj Maes Llan’ with an indicative number of 25 dwellings in the table
summarising table listing housing commitment and new allocations in villages.

1.3.2 Llandyrnog is within the Historic landscape of the Vale of Clwyd.

1.4 Relevant planning history
1.4.1 None.

1.5 Developments/changes since the original submission
1.5.1 The agent has submitted a brief note responding to some of the points raised by
consultees.

DETAILS OF PLANNING HISTORY:
2.1 None of relevance other than the inclusion of the site within the development boundary of the
village in the Local Development Plan.

RELEVANT POLICIES AND GUIDANCE:
The main planning policies and guidance are considered to be:

3.1 Denbighshire Local Development Plan (adopted 4™ June 2013)
Policy RD 1 — Sustainable Development and Good Standard Design
Policy RD 5 The Welsh Language and the social and cultural fabric of communities
Policy BSC 1 Growth Strategy for Denbighshire
Policy BSC 4 Affordable Housing
Policy BSC 11 Recreation and Open Space
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Policy VOE 5 Conservation of natural resources

Policy VOE 6 Water Management

Policy ASA 2 Provision of sustainable transport facilities
Policy ASA 3 Parking Standards

3.2 Supplementary Planning Guidance

SPG Recreational Public Open Space
SPG Affordable Housing in New Developments

SPG Residential Development Design Guide
SPG Nature Conservation and Species Protection

3.3 Government Policy / Guidance

Planning Policy Wales Edition 8 January 2016

TAN 1 Joint Housing Land Availability Studies (2006)

TAN 5 Nature Conservation and Planning (2009)

TAN 12: Design (2016)

TAN 20: The Welsh language — Unitary Development Plans and Planning Control (2013)

4. MAIN PLANNING CONSIDERATIONS:

4.1

4.2

In terms of general guidance on matters relevant to the consideration of a planning
application, Planning Policy Wales Edition 6, 2014 (PPW) confirms the requirement that
planning applications 'should be determined in accordance with the approved or adopted
development plan for the area, unless material considerations indicate otherwise' (Section
3.1.2). PPW advises that material considerations must be relevant to the regulation of the
development and use of land in the public interest, and fairly and reasonably relate to the
development concerned., and that these can include the number, size, layout, design and
appearance of buildings, the means of access, landscaping, service availability and the
impact on the neighbourhood and on the environment (Sections 3.1.3 and 3.1.4).

The following paragraphs in Section 4 of the report therefore refer to the policies of the
Denbighshire Local Development Plan, and to the material planning considerations which
are considered to be of relevance to the proposal.

The main land use planning issues in relation to the application are considered to be:
4.1.1 Principle

4.1.2 Density of development

4.1.3 Residential amenity

4.1.4 Ecology

4.1.5 Drainage
4.1.6 Highways (including access and parking)

4.1.7 Affordable Housing

4.1.8 Open Space
4.1.9 Impact on Welsh Language and Social and Cultural Fabric

In relation to the main planning considerations :

4.2.1 Principle
The main Local Development Plan Policy relevant to the principle of the
development is Policy BSC 1. This policy seeks to make provision for new housing
in a range of locations, concentrating development within development boundaries
of towns and villages.

The site is located within the development boundary of Llandyrnog, which is

designated as a village in the adopted Local Development Plan, and it is allocated
as a housing site on the proposals map accompanying the Plan.
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4.2.3

In relation to the loss of agricultural land raised by CPRW, the site is allocated
within the adopted Local Development Plan for residential purposes and therefore
this issue has already been considered at a strategic level during the preparation
and adoption of the LDP. It would be considered inappropriate to question this at
this stage.

The principle of residential development in this location is consistent with the
Council’s adopted plan, and this is now a significant consideration in relation to the
application. Given this background, Officers would respectfully suggest the
acceptability of the particular proposals therefore should rest on the specific impact
assessments detailed in the following sections of the report.

Density of Development

Local Development Plan Policy RD1 test ii) seeks to ensure the most efficient use
of land by achieving densities of a minimum of 35 dwellings per hectare, unless
there are local circumstances that dictate a lower density.

There are a number of representations raising concerns over the number of
dwellings proposed, drawing attention to the table in the Local Development Plan
indicating a number of 25 for the site. The Community Council have also raised
this issue, referring to the number of 25 units within the LDP.

Applying the density figure of 35dph referred to in Policy RD1 to the site area of
1.74ha would give a total of 60 dwellings. 40 dwellings are proposed, this would
represent a density of 23 dwellings per hectare, well below the average figure in
the policy.

The table in the Local Development Plan referring to 25 dwellings provides purely
an indicative number for allocated sites and takes no account of detailed
considerations to be applied to individual sites. In respecting local concerns, it is to
be noted that the existing Maes Llan site immediately adjoining the site and has a
density in the order of 21.5 dwellings to the hectare. Consequently, Officers do not
believe the proposed density is inappropriate for a site on the edge of the village or
that there is conflict with test ii) of the policy.

Visual amenity

Local Development Plan Policy RD 1 test (i) requires due regard to issues of
siting, layout, form, character, design, materials, aspect, microclimate and intensity
of use of land / buildings and spaces between buildings, which are matters
relevant to the visual impact of development; test (vi) requires that development
does not unacceptably affect prominent public views into, out of, or across any
settlement or area of open countryside; test (vi) requires the incorporation of
existing landscape or other features, takes account of site contours, and changes
in levels and prominent skylines; and test (xiii) requires the incorporation of
suitable landscaping measures to protect and enhance development in its local
context.

There are objections to the proposal based on potential visual impacts arising from
the density of development on the edge of the village.

Officers accept that there will inevitably be some visual amenity impact from
housing development in this location, but in respecting the concerns expressed, it
is not considered reasonable to oppose the application on this basis, given the
recent allocation of the site for residential development. Whilst it is not possible to
assess the detailed visual impact of the dwellings at this stage as the application is
in outline form with no approval sought for details of appearance etc., it is not
considered that the development proposed would give rise to visual impacts
sufficient to merit a refusal of outline permission.
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4.2.4

4.2.5

4.2.6

Residential amenity

Local Development Plan Policy RD 1 test (i) requires due regard to issues of
siting, layout, form, character, design, materials, aspect, microclimate and intensity
of use of land / buildings and spaces between buildings, which touch on the
potential for impact on residential amenity; test (vi) sets the requirement to assess
the impact of development on the amenities of local residents, other land and
property users, or characteristics of the locality, in terms of increased activity,
disturbance, noise, dust, fumes, litter, drainage, light pollution, etc.

There are no local concerns expressed over potential for loss of privacy, etc. from
new development on the site.

The application contains an illustrative layout indicating a possible format for a
development and there are some illustrative images of the development. However
there are no detailed elevation details to allow assessment of the impact on
adjacent properties and this would be a matter for assessment as part of any
detailed reserved matters application.

In the absence of full details of the dwelling types, it is not possible or appropriate
to consider specific residential amenity issues at this point. These would normally
be dealt with at reserved matters stage, when the full impact of development, and
proximity to existing property can be fully assessed.

Ecology
Local Development Plan Policy RD 1 test (iii) requires development to protect and

where possible to enhance the local natural and historic environment. Policy VOE
5 requires due assessment of potential impacts on protected species or
designated sites of nature conservation, including mitigation proposals, and
suggests that permission should not be granted where proposals are likely to
cause significant harm to such interests. This reflects policy and guidance in
Planning Policy Wales (Section 5.2) current legislation and SPG 18 — Nature
Conservation and Species Protection, which stress the importance of the planning
system in meeting biodiversity objectives through promoting approaches to
development which create new opportunities to enhance biodiversity, prevent
biodiversity losses, or compensate for losses where damage is unavoidable.

There are no objections expressed over the potential impact on ecology as a result
of development. An Ecological Appraisal has been undertaken which concludes
the site has low ecological value. It is intended to integrate wildlife friendly features
in to final design of the site such as planting of native hedges, the provision of food
sources, nesting and roosting opportunities for birds, bats and other wild animals
in planting schemes within gardens.

Subject to the inclusion of suitable conditions on any permission, it is suggested
ecological interests can be suitably protected in relation to a development on this
site.

Drainage
Local Development Plan Policy RD 1 test (xi) requires that development satisfies

physical or natural environmental considerations relating to drainage and liability to
flooding. Planning Policy Wales Section 13.2 identifies flood risk as a material
consideration in planning and along with TAN 15 — Development and Flood Risk,
provides a detailed framework within which risks arising from different sources of
flooding should be assessed.

Natural Resources Wales and Dwr Cymru Welsh Water have not raised any
objections to the proposal subject to the inclusion of suitable conditions being
imposed if planning permission is granted.

Given the comments of the technical consultees, it is considered that it is
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reasonable to assume that an acceptable drainage scheme can be achieved on
the site. It is considered appropriate to secure the provision of an appropriate
drainage scheme through condition. The proposals are therefore considered
acceptable in relation to drainage.

427 Highways (including access and parking)
Local Development Plan Policy RD 1 tests (vii) and (viii) oblige provision of safe
and convenient access for a range of users, together with adequate parking,
services and manoeuvring space; and consideration of the impact of development
on the local highway network Policy ASA 3 requires adequate parking spaces for
cars and bicycles in connection with development proposals, and outlines
considerations to be given to factors relevant to the application of standards.
These policies reflect general principles set out in Planning Policy Wales (Section
8) and TAN 18 — Transport, in support of sustainable development.

The means of access to the site is included for approval as part of this outline
application.

There are objections raised by local residents in relation to highway safety in terms
of the siting of the access and increased traffic in the village. The Highways Officer
has no objections to the proposal and has no concerns in respect of the adequacy
of the local highway network, subject to conditions.

It is not considered, with respect to objections raised, that there are any strong
highway grounds to refuse permission here. The Highways Officer is satisfied at
the proposals, including the position of the 30 mph restriction. In relation to the
comments of the Community Council, appropriate controls over traffic
management during the construction period can be included through planning
conditions.

4.2.8 Affordable Housing
Local Development Plan Policy BSC 4 seeks to ensure, where relevant, 10%
affordable housing either on site on developments of 10 or more residential units
or by way of a financial contribution on development of less than 10 residential
units.

The Council’s Strategic Planning and Housing section has advised there is a
significant identified need for affordable housing in the area. The application
specifies that the proposal will meet the Council’s Affordable Housing policy, the
number and tenure of which would be agreed with the Council.

In accordance with current planning policy, it is now accepted practice on outline
planning applications to use a ‘standard’ form of planning condition to require
further approval of the arrangements for provision of Affordable Housing prior to
the commencement of development. Officers suggest this approach to be
appropriate in this instance.

4.2.9 Open Space
Local Development Plan Policy BSC 3 seeks to ensure, where relevant,

infrastructure contributions from development. Policy BSC 11 requires proposals
for all new residential development to make a contribution to recreation and open
space either on site, or by provision of a commuted sum.

The Council’'s Open Space requirement for a development of 40 dwellings requires
a total of 2208sgm comprising of 1472sgm of Community Recreation Open Space
(CROS) and 736sgm of Children’s Play Areas (CPA).

There are comments from local residents and the Community Council in relation to
the location of the open space area and a question over the payment of a
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commuted sum to upgrade play areas on the village.

The proposal is to site 2 areas of CROS on either side of the access to the site
totalling approx. 1500sgm, and a small area is also shown to the rear of the site.
The small area to the rear would be discounted as open space on site as it would
not be considered to be a useable space with any natural surveillance.

Overall the approach to open space is considered acceptable. The amount of
CROS exceeds the policy requirement and is to be provided on site in a location
that is considered acceptable, which would not just benefit the development itself
but will also be an accessible and inclusive facility for the wider community. It is
also considered that this approach would ensure a rural feature and the character
of the road is less affected. Given the proximity of the existing playground and
recreation site, the offer of a commuted sum is considered acceptable in this
instance and this can be covered by imposition of a planning condition requiring
agreement to the mechanism for compliance with the open space requirement.

4.2.10 Impact on Welsh Language and Social and Cultural Fabric
The requirement to consider the needs and interests of the Welsh Language is set
out in Policy RD 5 in the Local Development Plan.

The Community and Linguistic Impact Assessment concludes that the proposals
would have no negative impact on the needs and interests of the Welsh
Language. The Strategic Planning and Housing section are satisfied that the
assessment has been undertaken to a satisfactory standard. The submitted
assessment suggests a number of ‘language and community measures’ and these
measures can reasonably be secured by the imposition of a planning condition..

In Officers’ opinion a residential development on this site would not by virtue of its
size, scale, and location give rise to significant harm to the character and language
balance of the community.

4.2.11  Other matters
In relation to the query of the Community Council with regards the possibility of
phasing the development, a condition is suggested requiring the submission of a
phasing plan.

In relation to the concerns of some local residen