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Annwyl Gynghorydd

Fe’ch gwahoddir i fynychu cyfarfod y PWYLLGOR CYNLLUNIO, DYDD MERCHER, 14
MAWRTH 2018 am 9.30 am yn SIAMBR Y CYNGOR, NEUADD Y SIR, RHUTHUN LL15
1YN.

Yn gywir iawn
G Williams
Pennaeth Gwasanaethau Cyfreithiol a Democrataidd

AGENDA

1 YMDDIHEURIADAU

2 DATGAN CYSYLLTIAD

Yr Aelodau i ddatgan unrhyw gysylitiad personol neu gysylltiad sy'n rhagfarnu
mewn unrhyw fater sydd 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 LIywodraeth Leol, 1972.

4 COFNODION (Tudalennau 11 - 20)

Cadarnhau cywirdeb cofnodion cyfarfod y Pwyllgor Cynllunio a gynhaliwyd ar
14 Chwefror 2018 (copi wedi’i atodi).



CEISIADAU AM GANIATAD | DDATBLYGU (EITEMAU 5-11)

5

10

11

12

CAIS RHIF 02/2018/0065/PF/ TIR YN NHAN Y GERDDI, STRYD MWROG,
RHUTHUN (Tudalennau 21 - 40)

| ystyried cais i godi annedd ar wahan, newidiadau i'r mynediad presennol i
gerbydau a’r gwaith cysylltiedig ( cynllun diwygiedig a gymeradwywyd yn
flaenorol o dan gais rhif 02/2015/09-5) ar dir yn Nhan y Gerddi (rhan o ardd)
yn Stryd Mwrog, Rhuthun (copi yn atodedig).

CAIS RHIF 05/2016/0115/PF — TY COED, COED DYFRDWY A CHOED
HIR, GLYNDYFRDWY, CORWEN (Tudalennau 41 - 74)

| ystyried cais am Ddatblygiad Un Blaned i gynnwys ty, ty gwydr wedjii
orchuddio a phridd, ysgubor sychu, stabl, lloches anifeiliaid a strwythurau
dros dro yn Nhy Coed, Coed Dyfrdwy a Choed Hir, Glyndyfrdwy, Corwen
(copi ynghlwm)

CAIS RHIF 09/2018/0019/PF — YSGUBOR ISAF, BODFARI (Tudalennau
75 - 98)

| ystyried cais i godi estyniad i annedd a’r gwaith cysylltiedig yn Ysgubor Isaf,
Bodfari (copi ynghlwm).

CAIS RHIF 18/2017/1225/PO - FFERM GLAN Y WERN, FFORDD
EGLWYSWEN, LLANDYRNOG (Tudalennau 99 - 118)

| ystyried cais i ddatblygu 0.09 hectar o dir drwy godi annedd menter wledig,
gosod tanc septig newydd a’r gwaith cysylltiedig (cais amlinellol i gynnwys
mynediad) yn Fferm Glan y Wern, Ffordd Eglwyswen, Llandyrnog (copi
ynghlwm).

CAIS RHIF 43/2017/1212/IPF - 8 BIRCH GROVE, PRESTATYN
(Tudalennau 119 - 136)

| ystyried cais i godi estyniad llawr cyntaf y tu 6l i'r annedd yn 8 Birch Grove,
Prestatyn (copi ynghlwm)

CAIS RHIF 44/2018/0028/PF — TIR GER CASTLE HILL, HYLAS LANE,
RHUDDLAN (Tudalennau 137 - 156)

| ystyried cais i godi 1 annedd a garej ar wahan, ac adeiladu mynediad
newydd ar gyfer cerbydau (gan newid manylion y cais a gymeradwywyd yn
flaenorol o dan ganiatad cynllunio 44/2017/0072) ar dir ger Castle Hill, Hylas
Lane, Rhuddlan (copi ynghlwm).

CAIS RHIF 47/2017/0839/PF - FFERM BRYNTIRION, RHUALLT,
LLANELWY LLANELWY (Tudalennau 157 - 172)

| ystyried cais i godi adeilad amaethyddol ar gyfer geni wyn yn Fferm
Bryntirion, Rhuallt (Copi ynghlwm)

ADRODDIAD ER GWYBODAETH - DIWEDDARIAD AR APELIADAU
CYLLUNIO (Tudalennau 173 - 182)



| dderbyn adroddiad er gwybodaeth am benderfyniadau apél diweddar o Fedi
2017 hyd yma (copi ynghlwm).

AELODAETH

Y Cynghorwyr

Y Cynghorydd Joe Welch (Cadeirydd) Y Cynghorydd Alan James (Is-
Gadeirydd)

Ellie Chard Christine Marston

Ann Davies Bob Murray

Meirick Davies Merfyn Parry

Peter Arnold Evans Peter Scott

Brian Jones Tony Thomas

Huw Jones Julian Thompson-Hill

Pat Jones Emrys Wynne

Tina Jones Mark Young

Gwyneth Kensler

COPIAU I'R:

Holl Gynghorwyr er gwybodaeth
Y Wasg a’r Llyfrgelloedd
Cynghorau Tref a Chymuned
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Eitem Agenda 1

CROESO | BWYLLGOR CYNLLUNIO CYNGOR SIR
DDINBYCH

SUT Y CYNHELIR Y CYFARFOD

Oni bai y bydd Cadeirydd y Pwyllgor yn dweud yn wahanol, bydd trefn y prif eitemau a drafodir yn dilyn y rhaglen a nodir
ar ddechrau'r adroddiad hwn.

Cyflwyniad cyffredinol
Bydd y Cadeirydd yn agor y cyfarfod am 9.30am ac yn croesawu pawb i'r Pwyligor Cynllunio.
Bydd y Cadeirydd yn holi a oes unrhyw ymddiheuriadau am absenoldeb a datganiadau o gysylitiad.
Bydd y Cadeirydd yn gwahodd Swyddogion i wneud cyflwyniad byr i'r materion sy’n berthnasol i'r cyfarfod.

Bydd Swyddogion yn amlinellu eitemau fel y bo'n briodol a fydd yn destun siarad cyhoeddus, yn geisiadau am ohirio, eu
tynnu'n 6l, adroddiadau arbennig ac unrhyw eitemau Rhan 2 lle gellir gwahardd y wasg a'r cyhoedd. Cyfeirir at
wybodaeth ychwanegol sydd wedi’i chylchredeg yn Siambr y Cyngor cyn dechrau’r cyfarfod, yn cynnwys sylwadau
hwyr/taflenni crynhoi diwygiadau (‘Taflenni Glas’) ac unrhyw gynlluniau ategol neu ddiwygiedig yn ymwneud ag eitemau
i'w hystyried.

Mae’r Taflenni Glas yn cynnwys gwybodaeth bwysig, yn cynnwys crynodeb o’r deunydd a dderbynnir mewn perthynas
ag eitemau ar y rhaglen rhwng cwblhau'r prif adroddiadau a'r diwrnod cyn y cyfarfod. Mae'r taflenni hefyd yn gosod trefn
rhedeg arfaethedig ceisiadau cynllunio, i ystyried ceisiadau siarad cyhoeddus.

Mewn perthynas & threfn eitemau, bydd disgwyl i unrhyw Aelodau sy'n ceisio symud eitem yn ei blaen i'w hystyried, yn
gorfod gwneud cais o'r fath yn syth wedi cyflwyniad y Swyddog. Rhaid gwneud unrhyw gais o'r fath fel cynnig ffurfiol a
bydd yn destun pleidlais.

Mae’r Pwyligor Cynllunio'n cynnwys 21 Aelod etholedig. Yn unol & phrotocol, rhaid i 11 Aelod fod yn bresennol ar
ddechrau dadl dros eitem i wneud cworwm ac i ganiatau cynnal y bleidlais.

Gall Aelodau’r Cyngor Sir nad ydynt wedi’'u hethol ar y Pwyllgor Cynllunio ddod i'r cyfarfod a siarad am eitem, ond nid
ydynt yn gallu gwneud cynnig i roi neu wrthod cais, neu bleidleisio.

YSTYRIED CEISIADAU CYNLLUNIO

Y drefn i'w dilyn

Bydd y Cadeirydd yn cyhoeddi’r eitem a fydd yn cael sylw nesaf. Mewn perthynas a cheisiadau cynllunio, cyfeirir at rif y
cais, y lleoliad a sail y cynnig, yr Aelodau lleol perthnasol ar gyfer yr ardal ac argymhelliad y Swyddog.

Os yw unrhyw Aelod o blaid cynnig gohirio eitem, yn cynnwys caniatau bod y safle’n cael ymweliad gan y Panel Arolygu
Safle, dylid gwneud y cais, gyda’r rheswm cynllunio dros ohirio, cyn unrhyw siarad cyhoeddus neu ddadl dros yr eitem
honno.

Os oes siaradwyr cyhoeddus gydag eitem, bydd y Cadeirydd yn eu gwahodd i annerch y Pwyllgor. Lle mae siaradwyr o
blaid ac yn erbyn cynnig, gofynnir i'r siaradwr siarad yn gyntaf. Bydd y Cadeirydd yn atgoffa siaradwyr eu bod ag
uchafswm o 3 munud i annerch y Pwyllgor. Mae siarad cyhoeddus yn destun protocol ar wahan.

Lle bo’n berthnasol, bydd y Cadeirydd yn cynnig y cyfle i Aelodau ddarllen unrhyw wybodaeth hwyr am eitem ar y
‘Taflenni Glas' cyn symud ymlaen.
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Cyn unrhyw drafodaeth, gall y Cadeirydd wahodd Swyddogion i roi cyflwyniad byr am eitem lle ystyrir hyn yn werthfawr o
ran natur y cais.

Mae sgriniau arddangos yn Siambr y Cyngor sy'n cael eu defnyddio i ddangos lluniau, neu gynlluniau a gyflwynwyd
gyda’r ceisiadau. Mae'r lluniau’'n cael eu tynnu gan Swyddogion i roi darlun cyffredinol o'r safle a’r hyn sydd o’i amgylch i
Aelodau, ac nid eu bwriad yw cyflwyno achos o blaid neu yn erbyn cais.

Bydd y Cadeirydd yna’n cyhoeddi y bydd yr eitem yn agored i'w thrafod ac yn rhoi'r cyfle i Aelodau siarad a gwneud
sylwadau ar yr eitem.

Os yw unrhyw gais wedi bod yn destun Panel Arolygiad Safle cyn y Pwyllgor, bydd y Cadeirydd fel arfer yn gwahodd yr
Aelodau hynny a oedd yn bresennol, yn cynnwys yr Aelod Lleol, i siarad gyntaf.

Gyda phob cais arall, bydd y Cadeirydd yn caniatau’r Aelod(au) Lleol i siarad gyntaf, pe bai ef/hi/nhw yn dymuno.

Mae Aelodau fel arfer yn gyfyngedig i uchafswm o bum munud o amser siarad, a bydd y Cadeirydd yn cynnal y ddadl yn
unol &'r Rheolau Sefydlog.

Unwaith y bydd Aelod wedi siarad, ni ddylai siarad eto oni bai y ceisir eglurhad am bwyntiau sy’n codi yn y ddadl, ac yna
dim ond wedi i bob Aelod arall gael y cyfle i siarad, gyda chytundeb y Cadeirydd.

Ar gasgliad dadl yr Aelodau, bydd y Cadeirydd yn gofyn i Swyddogion ymateb fel y bo’n briodol i gwestiynau a phwyntiau
a godwyd, yn cynnwys cyngor ar unrhyw benderfyniad sy'n groes i argymhelliad.

Cyn mynd ymlaen i bleidleisio, bydd y Cadeirydd yn gwahodd neu’n ceisio eglurhad am gynigion ac eilyddion o blaid neu
yn erbyn argymhelliad y Swyddog, neu unrhyw benderfyniadau eraill yn cynnwys diwygiadau i gynigion. Lle mae cynnig
yn groes i argymhelliad Swyddog, bydd y Cadeirydd yn ceisio eglurhad o’r rheswm/rhesymau cynllunio dros y cynnig
hwnnw, er mwyn cofnodi hyn yng Nghofnodion y cyfarfod. Gall y Cadeirydd ofyn am sylwadau gan Swyddog y Gyfraith a
Chynllunio ar ddilysrwydd y rheswm/rhesymau a nodwyd.

Bydd y Cadeirydd yn cyhoeddi pryd fydd y ddadl yn cau, ac y bydd pleidleisio’n dilyn.

Y weithdrefn bleidleisio

Cyn gofyn i Aelodau bleidleisio, bydd y Cadeirydd yn cyhoeddi pa benderfyniadau sydd wedi'u gwneud, a sut y bydd y
bleidlais yn digwydd. Os oes angen, efallai y bydd angen rhagor o eglurhad am ddiwygiadau, sylwadau newydd neu
ychwanegol a rhesymau dros wrthod, fel nad oes amwysedd ynghylch beth mae'r Pwyligor yn pleidleisio o'i blaid neu yn
ei erbyn.

Os oes unrhyw Aelod yn gofyn am Bleidlais wedi’i Chofnodi, rhaid delio & hyn yn gyntaf yn unol & Rheolau Sefydlog.
Bydd y Cadeirydd a’r Swyddogion yn egluro’r weithdrefn i'w dilyn. Bydd enw pob Aelod sy’n pleidleisio’'n cael eu galw a
bydd pob Aelod yn cyhoeddi a yw eu pleidlais o blaid, yn erbyn, neu a ydynt yn gwrthod pleidleisio. Bydd Swyddogion yn
cyhoeddi canlyniad y bleidlais ar yr eitem.

Os yw pleidlais am symud ymlaen yn y dull arferol drwy’r system bleidleisio electronig, bydd y Cadeirydd yn gofyn i'r
Swyddogion baratoi'r sgrin(iau) pleidleisio yn y Siambr, ac yn 6l y gofyn, rhaid i Aelodau gofnodi eu pleidleisiau drwy
bwyso'r botwm priodol (gweler y daflen ganlynol).

Mae gan Aelodau 10 eiliad i gofnodi eu pleidleisiau unwaith y bydd y sgrin bleidleisio wedi'i dangos, oni bai y nodir yn
wahanol gan Aelodau.

Os bydd y system pleidleisio electronig yn methu, gellir pleidleisio drwy ddangos dwylo. Bydd y Cadeirydd a’r
Swyddogion yn egluro’r weithdrefn i'w dilyn.

Ar ddiwedd y bleidlais, bydd y Cadeirydd yn cyhoeddi’r penderfyniad ar yr eitem.
Lle bydd penderfyniad ffurfiol y Pwyllgor yn groes i argymhelliad y Swyddog, bydd y Cadeirydd yn gofyn i Aelodau gytuno
ar y broses y drafftir amodau cynllunio neu resymau dros wrthod, er mwyn rhyddhau’r Dystysgrif Penderfyniad (e.e.

dirprwyo awdurdod i'r Swyddog Cynllunio, i'r Swyddog Cynllunio mewn ymgysylitiad ag Aelodau Lleol, neu drwy
gyfeirio'n 6l at y Pwyllgor Cynllunio am gadarnhad).
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PWYLLGOR CYNLLUNIO

GWEITHDREFN PLEIDLEISIO ELECTRONIG

Atgoffir Aelodau o'r weithdrefn wrth ddefnyddio'r system pleidleisio
electronig i fwrw eu pleidlais.

Oni ddywedir yn wahanol gan y Cadeirydd neu Swyddogion, unwaith
y bydd y sgriniau arddangos yn y Siambr yn glir er mwyn paratoi i
bleidleisio, a bod y sgrin pleidleisio’n dangos, mae gan Gynghorwyr
10 eiliad i gofnodi eu pleidlais fel a ganlyn:

Wrth bleidleisio ar geisiadau, ar y bysellfwrdd i bleidleisio, pwyswch

1 —i ROI/ CYMERADWYO'R cais
2 — i YMATAL rhag pleidleisio ar y cais
3 — i WRTHOD Yy cais

Wrth bleidleisio ar adroddiadau arbennig ac eitemau gorfodi, ary
bysellfwrdd i bleidleisio, pwyswch

1 — i DDERBYN ARGYMHELLIAD Y SWYDDOG
2 — i YMWRTHOD rhag pleidleisio ar yr argymhelliad
3 — i BEIDIO A DERBYN ARGYMHELLIAD Y SWYDDOG

Os bydd problemau gyda’r system pleidleisio electronig, bydd y
Cadeirydd neu Swyddogion yn rhoi gwybod am y gweithdrefnau i'w
dilyn.
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Eitem Agenda 2

sir ddinbych t%
B

County Council

DEDDF LLYWODRAETH LEOL 2000

Cod Ymddygiad Aelodau

DATGELU A CHOFRESTRU BUDDIANNAU

Rwyf i,

(enw)

*Aelod /Aelod cyfetholedig o

(*dileuer un)

Cyngor Sir Ddinbych

YN CADARNHAU fy mod wedi datgan buddiant *personol / personol a
sy’n rhagfarnu nas datgelwyd eisoes yn Ol darpariaeth Rhan Il cod
ymddygiad y Cyngor Sir i Aelodau am y canlynol:-

(*dileuer un)

Dyddiad Datgelu:

Pwyllgor (nodwch):

Agenda eitem

Pwnc:

Natur y Buddiant:

(Gweler y nodyn isod)*

Llofnod

Dyddiad

Noder: Rhowch ddigon o fanylion os gwelwch yn dda, e.e. 'Fi yw perchennog y tir sy’n gyfagos i'r cais ar gyfer
caniatad cynllunio a wnaed gan Mr Jones', neu 'Mae fy ngWwr / ngwraig yn un o weithwyr y cwmni sydd wedi gwneud

cais am gymorth ariannol'. Tudalen 9
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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 LL15 1YN, Dydd Mercher, 14 Chwefror 2018 am 9.30 am.

YN BRESENNOL
Y Cynghorwyr Ellie Chard, Ann Davies, Meirick Davies, Alan James (Is-gadeirydd), Peter
Evans, Brian Jones, Huw Jones, Pat Jones, Tina Jones, Gwyneth Kensler, Christine
Marston, Bob Murray, Merfyn Parry, Peter Scott, Tony Thomas, Julian Thompson-Hill,
Joe Welch (Cadeirydd), Emrys Wynne a Mark Young

Arsylwyr — Cynghorwyr Hugh Evans, Tony Flynn, Rachel Flynn, Richard Mainon,
Andrew Thomas a Rhys Thomas

HEFYD YN BRESENNOL

Pennaeth Cynllunio a Gwarchod y Cyhoedd (EJ); Pennaeth Gwasanaethau Cyfreithiol,
Adnoddau Dynol a Democrataidd (GW); Rheolwr Datblygu (PM); Prif Swyddog Cynllunio
(IW); Uwch Beiriannydd - Priffyrdd (MP); Swyddog Cynllunio (PG) a Gweinyddwr
Pwyllgorau (KEJ)
1 YMDDIHEURIADAU

Y Cynghorydd Pat Jones
2 DATGANIADAU O FUDDIANT

Y Cynghorydd Joe Welsh — Cysylitiad Personol — Eitem Rhif 5 ar y Rhaglen
Y Cynghorydd Emrys Wynne — Cysylltiad Personol — Eitem Rhif 10 ar y Rhaglen

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 17 lonawr
2018.

Cywirdeb - Tudalen 11, Cofnod eitem 4 ar y rhaglen —y dyddiad y dylid ei nodi yw
13 Rhagfyr 2017.

PENDERFYNWYD - yn amodol ar yr uchod, derbyn a chymeradwyo cofnodion y
cyfarfod a gynhaliwyd ar 17 lonawr 2018 fel cofnod cywir.

CEISIADAU AM GANIATAD | DDATBLYGU (EITEMAU 5 - 11) -

Cyflwynwyd ceisiadau a oedd yn gofyn am benderfyniad y pwyllgor ynghyd &’r dogfennau
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cysylltiol. Cyfeiriwyd hefyd at yr wybodaeth a gyflwynwyd yn hwyr (taflenni glas) a
dderbyniwyd ar 6l cyhoeddi'r rhaglen ac a oedd yn ymwneud a'r ceisiadau penodol. Er
mwyn caniatau ceisiadau aelodau’r cyhoedd i gyflwyno sylwadau, cytunwyd y dylid
amrywio trefn rhaglen y ceisiadau fel y bo’n briodol.

5

CAIS RHIF 01/2015/1240/PO - TIR RHWNG HEN FFORDD RHUTHUN A
FFORDD NEWYDD RHUTHUN, DINBYCH

[Datganodd y Cynghorydd Joe Welch gysylltiad personol yn yr eitem hon gan ei fod
ef a’'i deulu yn adnabod rhai o berchnogion y cae].

Cyflwynwyd cais ar gyfer datblygu 2.1 hectar o dir at ddibenion preswyl (cais
amlinellol yn cynnwys manylion mynediad) ar dir rhwng Hen Ffordd Rhuthun a
Ffordd Newydd Rhuthun, Dinbych.

Siaradwr Cyhoeddus -

Mr. N. Davies (asiant) (O Blaid) — cyfeiriodd at drafodaethau ynghylch gosodiad i
sicrhau cyflwyniad addas gyda chyfeiriad tybiannol at ddwysedd, tai fforddiadwy,
coridor i fywyd gwyllt ac ystyriaeth benodol i ddyluniad y fynedfa. Roedd
gwybodaeth ychwanegol wedi'i ddarparu er mwyn ymateb i'r Briff Datblygu
Dyluniad. Roedd perchenogion y safle yn annog y datblygwr i ymgysylltu &’r
gymuned leol yn fuan.

Trafodaeth Gyffredinol — Roedd y Cynghorydd Mark Young (Aelod Lleol) yn credu
bod yna wendid yn y Cynllun Datblygu Lleol (CDLI) presennol o ran clustnodi tir ar
gyfer tai. Fe holodd am gyfeiriadau yn ymwneud & safle Cae Topyn yn yr adroddiad
o ystyried y dylai pob cais gael ei ystyried yn 6l ei rinweddau ei hun a thynnodd
sylw at bryderon y gymuned leol yn benodol ynghylch materion llifogydd a draenio.
Mynegodd y Cynghorydd Rhys Thomas (Aelod Lleol) bryderon hefyd ynglyn a’r
ffaith bod yr Arolygiaeth Gynllunio wedi clustnodi’r darn yma o dir ar gyfer tai yn
erbyn dymuniadau’r gymuned. Er y cafwyd rhywfaint o sicrwydd o’r consesiynau y
cyfeiriwyd atynt gan yr asiant yn ei gyflwyniadau, byddai bywydau preswylwyr a’r
amgylchedd yn gweld newid dramatig yn sgil y datblygiad arfaethedig. Darllenodd y
Cynghorydd Thomas ddatganiad ar ran y preswylwyr lleol a phetai'r cais yn cael ei
gymeradwyo, roedd yn ceisio cytundeb y byddai'r datblygwr yn ymgynghori & nhw
yn fuan o ran y cynlluniau arfaethedig a gyflwynwyd gyda'r bwriad o ddatrys
pryderon, yn enwedig mewn perthynas a chronni dwr wyneb; effaith y datblygiad ar
y tanciau septic, agosatrwydd tai newydd at eiddo presennol; lleoliad y coridor ar
gyfer bywyd gwyllt, a lleoliad y fynedfa/allanfa a’r ddarpariaeth pafin.

Rhoddodd y Rheolwr Datblygu rywfaint o gefndir ar gyfer y safle a’r ffaith ei fod
wedi'i gynnwys yn y CDLI, ac fe eglurodd nad oedd gan safle’r cais hwn hanes o
gynllunio penodol. Fodd bynnag, fe gyfeiriwyd at safle Cae Topyn oherwydd ei fod
wedi bod yn rhan o glustnodi tir ar gyfer tai ac roedd wedi bod trwy broses gynllunio
yn gymharol ddiweddar gyda chyfarwyddyd gan yr Arolygiaeth Gynllunio ynglyn a
pha mor dderbyniol neu fel arall yw datblygiad yn y lleoliad hwnnw. Roedd
pryderon a godwyd gan breswylwyr lleol wedi cael eu hystyried yn ystod y broses
cais cynllunio ac roedd wedi’i gynnwys yn berthnasol yn y prif adroddiad. | ymateb
i'r galw gan breswylwyr lleol i gael ymgynghoriad pellach petai’r cais yn cael ei
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gymeradwyo, byddai manylion y datblygiad yn destun ymarfer ymgynghoriad
cyhoeddus.

Yn ystod trafodaeth ddilynol, fe dynnwyd sylw at bwysigrwydd darpariaeth addysg a
sicrhau bod yna gapasiti ddigonol mewn ysgolion lleol i allu ymdopi ag unrhyw
ddatblygiad newydd, a cheisiwyd sicrwydd ynghylch hynny. Cyfeiriwyd hefyd at
broblemau gyda’r CDLI a bancio tir er fe dderbyniwyd y byddai’n well delio &'r mater
yn rhan o’r adolygiad CDLI a fyddai’n digwydd yn fuan ac roedd angen ystyried y
cais yn seiliedig ar bolisiau a chynlluniau presennol. Roedd y prif fater yn ymwneud
a draenio/llifogydd gyda phryderon ynghylch problemau parhaus gyda llifogydd yn
yr ardal roedd angen mynd i'r afael & nhw a’r effaith ddilynol ar ddatblygiad yn y
dyfodol. Ceisiwyd sicrwydd ynghylch gweithredu mesurau priodol a chadarn i fynd
i'r afael &’r pryderon hynny a thynnwyd sylw at yr angen i ddiogelu petai’r systemau
yn methu yn y dyfodol, yn enwedig o ystyried y pryderon dros ddefnydd arfaethedig
o ffosydd cerrig i ymdrin & dwr wyneb. Fe awgrymwyd y gallai bond fod yn ddull
priodol o ddiogelu’r Cyngor yn erbyn problemau yn y dyfodol.

Ymatebodd y Swyddogion i'r materion a godwyd fel a ganlyn -

e Addysg — roedd asesiad wedi nodi capasiti cyfyngedig i allu ymdopi & disgyblion
ychwanegol yn yr ysgolion agosaf. Roedd amod 23 yn cyfeirio at yr angen i
sicrhau bod y datblygiad yn cydymffurfio & pholisiau a chanllawiau Darpariaeth
Addysg y Cyngor a byddai asesiad a chyfrifiad pellach yn cael ei gynnal pan
fyddai nifer terfynol yr anheddau ar gyfer y safle wedi cael ei gymeradwyo er
mwyn cyfrifo’r union gyfraniad terfynol y ceisiwyd amdano.

e Draenio (gan gynnwys llifogydd) — cafodd aelodau eu hatgoffa o’r broses tra’n
clustnodi tir ar gyfer tai yn y CDLI ac asesiadau o ran a oedd y tir yn addas ar
gyfer datblygu ar yr adeg hynny. Ni fyddai'r tir wedi cael ei glustnodi ar gyfer tai
petai risg sylweddol o lifogydd neu broblemau draenio wedi cael ei nodi. Ar 6l
edrych ar y cais amlinellol ystyriodd y Swyddogion bod digon o wybodaeth
wedi’i chyflwyno i ddangos y gellid rheoli dwr budr a dwr wyneb yn dderbyniol yn
amodol ar gyflwyno amodau priodol. Roedd hi'n arfer safonol i gadw’r dyluniad
draenio manwl a chynigion ar gyfer cynnal a chadw yn y dyfodol yn &l i'w
ystyried yn ystod y cam cynllunio manwl. Roedd amod 14 yn nodi na ellir
cychwyn ar unrhyw ddatblygiad nes bod y Cyngor yn fodlon gyda’r cynllun i
ddelio & rheoli dwr budr a dwr wyneb a oedd yn cynnwys trefniadau rheoli a
chynnal a chadw dilynol. Fe dynnwyd sylw at y ffaith nad oedd gan Cyfoeth
Naturiol Cymru a Dwr Cymru wrthwynebiad i'r dulliau arfaethedig o drin a
draenio dwr wyneb. Felly nid oedd swyddogion yn credu bod modd cyfiawnhau
bond ar hyn o bryd.

Fe ailadroddodd Swyddogion bod y cais ar gyfer caniatad cynllunio amlinellol gyda
materion a gadwyd yn 6l yn cael eu cyflwyno i'w hystyried yn ddiweddarach. Os
oedd aelodau yn credu bod draenio yn bryder difrifol yna gallai’r mater penodol
hwnnw ddod yn 6l i’r pwyligor.

Nid oedd gan y Cynghorydd Mark Young hyder yn y mesurau arfaethedig i reoli a

mynd i’r afael & materion llifogydd a draenio o ystyried nad oedd y problemau
presennol yn yr ardal wedi cael eu datrys eto. Fe eglurodd mai’'r achos dros lifogydd
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presennol ar y briffordd oedd draen priffordd oedd wedii flocio ac roedd
swyddogion priffordd yn gweithio i fynd i’r afael &'r broblem honno, ond nid oedd yn
gysylltiedig &’r cais presennol. Darparwyd manylion am y cynllun arfaethedig ar
gyfer safle’r cais a oedd yn cynnwys defnyddio ffosydd cerrig ac roedd
ymchwiliadau wedi dangos y gallai’r systemau weithio. Y bwriad oedd i'r Awdurdod
Priffyrdd ymrwymo i gytundeb gyda’r datblygwr i fabwysiadu’r ffos gerrig a thalu am
ei gynnal a’i gadw yn y dyfodol trwy daliad swm ohiriedig gan y datblygwr. Wedi
dweud hynny byddai angen cytundeb pellach ar fanylion y cynlluniau a chytundeb.

Cynnig — Roedd y Cynghorydd Tony Thomas yn cynnig argymhelliad y swyddog i
ganiatau’r cais, ac fe'i eiliwyd gan y Cynghorydd Brian Jones.

PLEIDLAIS:
CYMERADWYO - 14
GWRTHOD - 2
YMATAL -2

PENDERFYNWYD y dylid rhoi CANIATAD yn unol ag argymhellion y swyddog fel y
nodwyd yn yr adroddiad.

CAIS RHIF 09/2017/1153/PS - 2 TY CLWYD, CHAPEL LANE, BODFARI,
DINBYCH

Cyflwynwyd cais i amrywio amod 5 caniatad cynllunio amlinellol rhif 09/2017/0887 i
ganiatau i gerbydau facio yn 6l i'r lle parcio, ac arwydd cysylltiedig yn 2 Ty Clwyd,
Chapel Lane, Bodfari, Dinbych.

Siaradwr Cyhoeddus -

Mr. S. Emery (O Blaid) - cyfeiriodd at weithrediad y busnes a threfniadau parcio a'r
mesurau arfaethedig i sicrhau nad yw cerbydau yn bacio yn ol i'r ffordd wrth adael y
safle. Ni dderbyniwyd gwrthwynebiad gan y Swyddog Priffyrdd.

Trafodaeth Gyffredinol — Fe eglurodd y Cynghorydd Merfyn Parry (Aelod Lleol)
bod cais 0Ol-syllol ar gyfer newid defnydd ar gyfer llety gwyliau wedi cael ei
gymeradwyo gan y pwyllgor ym mis Tachwedd 2017 yn ddibynnol ar amod bod lle i
gerbyd droi rownd ar y safle mewn ymateb i bryderon priffyrdd a godwyd gan y
Cyngor Cymuned. Roedd y Cyngor Cymuned hefyd wedi gwrthwynebu’r cais i
amrywio’r amod hwnnw gan eu bod yn parhau i bryderu dros ddiogelwch priffordd
gyda cherbydau yn bacio nél i'r ffordd. Roedd y Cynghorydd Parry yn credu petai'r
cais yn cael ei gymeradwyo byddai'n anodd gorfodi cydymffurfedd o fewn yr
adnoddau presennol.

Dywedodd swyddogion nad oedd yna dystiolaeth i awgrymu y byddai yna effaith ar
ddiogelwch priffyrdd ac nid oedd yna achos cryf i fynnu darparu ardal i droi ar y
safle ar y sail hynny. Fe argymhellwyd bod yr amrywiad yn cael ei gymeradwyo ar
yr amod bod arwydd yn cael ei osod yn cynghori gyrwyr i facio yn 6l oddi ar y
briffordd i'r gofod parcio penodol ac roedd swyddogion yn fodlon y gellir gorfodi’'r
amod.
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Cynnig - Cynigodd y Cynghorydd Ellie Chard argymhelliad y swyddog i
gymeradwyo’r cais, ac eiliwyd hyn gan y Cynghorydd Ann Davies.

PLEIDLAIS:
CYMERADWYO - 15
GWRTHOD - 2
YMATAL -1

PENDERFYNWYD vy dylid rhoi CANIATAD yn unol ag argymhellion y swyddog fel y
nodwyd yn yr adroddiad.

CAIS RHIF 19/2015/1228/PO - TIR GER BRYN YSGUBORIAU, LLANELIDAN
RHUTHUN

Cyflwynwyd cais ar gyfer codi annedd amaethyddol ar dir ger Bryn Ysguboriau,
Llanelidan, Rhuthun.

Siaradwr Cyhoeddus -

Mr. Huw Evans (asiant) (O Blaid) — Roedd yn anghydweld nad oedd profion TAN 6
wedi cael eu bodloni ac fe awgrymodd y dylid rhoi rhagor o bwyslais ar ystyriaethau
eraill i ganiatau’r cais heb gyfaddawdu ar ddogfennau canllawiau a pholisi.

Trafodaeth gyffredinol — Siaradodd y Cynghorydd Hugh Evans (Aelod Lleol) o
blaid y cais a fyddai'n cefnogi teulu a busnes lleol ac a fyddai'n cael effaith
gadarnhaol ar y gymuned. Mae Nodyn Cyngor Technegol 6 (TAN 6) yn nodi'r hyny
dylid ei ystyried ar gyfer ceisiadau ar gyfer ceisiadau annedd gweithwyr
amaethyddol, yn enwedig mewn cysylltiad &’r prif brofion sydd angen eu bodloni, ac
fe heriodd ac eglurodd gasgliadau adroddiad yr ymgynghorydd annibynnol fel y
nodir yn y prif adroddiad fel a ganlyn -

e fe nodir yn yr adroddiad bod yr annedd presennol yn annhebygol o gael ei
werthu ar y farchnad agored ar 6l i dad yr ymgeisydd ymddeol — nid dyma oedd
y polisi ar gyfer Ystdd Nant Clwyd nad oedd wedi gwerthu tir am dros 40
mlynedd; byddai’r tir naill ai'n cael ei drafod gyda’r tenant presennol neu ei osod

e prawf swyddogaeth — nid oedd y dull o gyfrifo'r gofynion yn ystyried pob
digwyddiad posibl a’r realiti o ffermio ac nid oedd yn darparu gwir adlewyrchiad
o sut mae ffermwyr yn ymgymryd &'u busnes gydag uchafbwyntiau ac
isafbowyntiau, cyfraniad y tad i'r busnes oedd yn lleihau, na’r ffaith bod yr
ymgeisydd yn gwneud gwaith cneifio dan gontract i gynyddu incwm y busnes

e prawf ariannol — ni roddwyd ystyriaeth i waith cneifio contract yr ymgeisydd i
gynyddu incwm na chyflog ei wraig a oedd yn groes i’r practis cyffredinol; roedd
y dull o gyfrifo fforddiadwyedd yn ddiffygiol, yn enwedig o ystyried bod 88% o
incwm ffermwyr yn cael ei gynyddu gydag incwm o’r tu allan. Gellir hefyd cael
sicrwydd o hyfywedd y busnes yn natganiad cefnogol cyfrifwyr y teulu (oedd
wedi’i gynnwys yn y papurau atodol hwyr)

¢ |llety addas arall oedd ar gael — cyfeiriwyd at y diffyg tai newydd a fforddiadwy yn
yr ardal.
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Dywedodd y Cynghorydd Evans bod TAN 6 yn darparu canllawiau ac y gellir eu
dehongli mewn ffyrdd gwahanol. Dywedodd nad oedd digon o bwyslais wedi’i roi ar
ystyriaethau eraill yn y meini prawf gyda gwendidau wedi'u nodi wrth gyfrifo
fforddiadwyedd a gofynion llafur. Ni dderbyniwyd gwrthwynebiadau ac roedd yna
gefnogaeth i'r cais gan y Cyngor Cymuned a'r gymuned leol. Yn olaf fe gyfeiriwyd
at flaenoriaethau corfforaethol y Cyngor a byddai caniatau’r cais yn helpu gyda’r
uchelgais i gefnogi pobl ifanc i fyw a gweithio yn y sir.

Roedd aelodau yn awyddus i gefnogi teuluoedd a busnesau lleol a chyfeiriwyd eto
at y blaenoriaethau corfforaethol a phwysigrwydd y cynnig i'r gymuned wledig leol a
ffordd o fyw a oedd yn thema bwysig o Ddeddf Lles Cenedlaethau’r Dyfodol. Mewn
perthynas & phrofion TAN 6 roedd yr aelodau yn cytuno nad oedd y dulliau cyfrifo
yn rhoi ystyriaeth lawn a’r realiti o ffermio na’r incwm sydd ar gael i'r ymgeisydd
tra’n asesu hyfywedd y busnes yn y dyfodol. Gofynnwyd cwestiynau ynghylch
gosod amodau petai’r cais yn cael ei ganiatau a chadarnhaodd y Rheolwr Datblygu
yr arfer o gytuno ar set o amodau a rheolau cynllunio gyda’r Aelod Lleol petai
aelodau yn mynd yn erbyn argymhelliad y swyddog. Fe atgoffwyd yr aelodau bod
swyddogion yn gorfod glynu wrth y geiriad yn y dogfennau a cheisio arbenigedd
ymgynghorwyr annibynnol ar achosion o'r fath.

Cynnig - Cynigiodd y Cynghorydd Gwyneth Kensler, a chafodd ei eilio gan y
Cynghorydd Merfyn Parry, bod y cais yn cael ei ganiatau, yn groes i argymhelliad y
swyddog, ar y sail bod yna ddehongliadau o fewn TAN 6, fel y canllaw perthnasol ar
gyfer y mater penodol hwn o annedd i weithwyr amaeth, y dylid rhoi pwyslais ar
asesiad swyddogaethol, ariannol ac anghenion lleol, ac yn yr achos hwn, gellir eu
dehongli eu bod yn derbyn annedd yn y lleoliad hwn.

PLEIDLAIS:
CYMERADWYO - 17
GWRTHOD -1
YMATAL -0

PENDERFYNWYD — CANIATAU vy cais, yn groes i argymhelliad y swyddog, ar y
sail bod yna ddehongliadau o fewn TAN 6, fel y canllaw perthnasol ar gyfer y mater
penodol hwn o annedd i weithwyr amaeth, y dylid rhoi pwyslais ar asesiad
swyddogaethol, ariannol ac anghenion lleol, ac yn yr achos hwn, gellir eu dehongli
eu bod yn derbyn annedd yn y lleoliad hwn.

CAIS RHIF 43/2017/1100/PO - TIR GERLLAW LLYS YR YNADON, FFORDD
FICTORIA, PRESTATYN

[Datganodd y Cynghorydd Emrys Wynne gysylltiad personol yn yr eitem hon
oherwydd ei fod yn Ynad Heddwch].

Cyflwynwyd cais ar gyfer manylion mynediad, ymddangosiad, tirlunio, cynllun a
graddfa 20 o unedau preswyl wedi eu cyflwyno yn unol ag Amod 1 ar ganiatad
cynllunio amlinellol rhif 43/2015/1241/PO (Cam 1 cais materion a gadwyd yn 0l);
Manylion yr amrediad o feintiau a’r mathau o dai wedi eu cyflwyno yn unol ag amod
10 a Manylion lefelau lloriau gorffenedig yr 20 o dai a gyflwynwyd yn rhannol yn
unol ag amod 11 ar dir ger Llys yr Ynadon, Victoria Road, Prestatyn.
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Siaradwr Cyhoeddus —

Mr. W. Gill (O Blaid) — fe eglurodd amod a roddwyd ar y caniatad amlinellol bod
dwysedd y safle gyfystyr ag ugain uned preswyl a darparwyd manylion am y math a
maint yr unedau hynny. Mae uchder y rhandai bellach wedi cael eu gostwng o ddau
lawr. Roedd y datblygwr wedi gwneud cyfraniad ariannol sylweddol yn lle darparu
man agored ar y safle. Fe wnaethant dynnu sylw at ofynion technegol ychwanegol
am fod y safle mewn parth llifogydd.

Trafodaeth Gyffredinol — Fe soniodd y Cynghorydd Tony Flynn (Aelod Lleol) am
ddau faes o bryder (1) fflatiau yn anghydnaws &’r ardal, a (2) colli man agored
gwyrdd. Er ei fod yn gwerthfawrogi'r dymuniad i wneud y mwyaf o werth y safle ar
gyfer datblygiad preswyl, fe bwysleisiodd y Cynghorydd Flynn werth y man agored
gwyrdd presennol er mwyn i blant chwarae a gofynnodd bod camau'n cael eu
cymryd i gadw'r ddarpariaeth honno. Mynegodd y Cynghorydd Rachel Flynn (Aelod
Lleol) bryderon ynghylch isadeiledd ac effaith ar ysgolion lleol a meddygfeydd.
Gofynnodd hefyd a oedd modd defnyddio’r taliad swm ohiriedig yn lle’'r man agored
ar gyfer cyfleusterau plant a gofynnodd am sicrwydd y byddai lles preswylwyr yn
cael ei ddiogelu yn erbyn yr amhariad y byddai’r datblygiad yn ei achosi.

Wrth ymateb i’r materion a godwyd -

e dywedodd y Rheolwr Datblygu bod y caniatad amlinellol yn sefydlu derbynioldeb
y datblygiad, gan gynnwys yr elfen dwysedd preswyl, a bod y cais presennol yn
cynnwys manylion am fynediad, ymddangosiad, tirweddu, gosodiad a graddfa

e pwysleisiodd nad oedd y man agored gwyrdd y cyfeirir ato wedi cael ei ddynodi
yn hynny yn y Cynllun Datblygu Lleol a byddai cyfraniad ariannol i'r man agored
cyhoeddus yn yr ardal yn cael ei gyfrannu ac y byddai’'n cael ei neilltuo i fod o
fudd i gyfleusterau lleol

e fe eglurodd y Rheolwr Datblygu bod y mater o isadeiledd eisoes wedi cael ei
archwilio tra’n asesu egwyddor y datblygiad

e dywedodd bod angen ir Aelod Lleol gytuno ar gynllun rheoli adeiladu a'’r
amgylchedd, a fyddai'n galluogi i'r datblygiad ddigwydd gyda chyn lleied o
aflonyddwch ac amhariad i breswylwyr a phosibl

e cyfeiriodd at y math o dai a gosodiad, mynediad i gerbydau a pharcio, a
graddfa’r datblygiad a oedd wedi cael ei ostwng ddau lawr, roedd hyn i gyd-fynd
ag eiddo deulawr eraill yn yr ardal.

Gofynnodd y Cynghorydd Bob Murray a oedd modd defnyddio’r swm gohiriedig yn
lle man agored i brynu rhan o’r safle at y diben hwnnw a oedd wedii nodi’'n
flaenorol ar gyfer defnydd manwerthu. Mynegwyd pryderon hefyd ynghylch uchder
crib y datblygiad o’'i gymharu ag eiddo eraill yn yr ardal a cheisiwyd sicrwydd
ynghylch sicrhau cydymffurfedd & safonau ansawdd a manylion dylunio. Mewn
ymateb i gwestiynau hysbyswyd yr aelodau -

e y byddai yna gais materion a gadwyd yn 6l arall yn cael ei gyflwyno ar gyfer yr

elfen unedau manwerthu a gymeradwywyd fel rhan o’r caniatdd amlinellol
gwreiddiol
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e ni fyddai modd defnyddio’r swm gohiriedig i brynu tir gan fod yna feini prawf llym
ynghylch sut y gellir gwario’r taliad hwnnw. Fe awgrymwyd y gallai trafodaeth
rhwng aelodau a Gwasanaethau Eiddo gael eu cynnal y tu allan i'r cyfarfod
mewn perthynas & chaffael tir ond ni fyddai'n rhan o’r broses gynllunio ac ni
fyddai’'n realistig disgwyl i dir gyda a chaniatdad amlinellol ar gyfer datblygiad
manwerthu fod yn gaffaeliad fforddiadwy ar gyfer man agored

e nid oedd hi'n bosibl cadarnhau uchder y cribau ar doeau'r anheddau ond roedd
diwygiadau wedi cael eu gwneud ac roedd yr uchder wedi cael ei leihau i
ymateb i bryderon a fynegwyd - roedd mesur o ran uchder llawr gwaelod i’'r grib
wedi cael ei ddarparu ac roedd swyddogion yn credu ei fod yn dderbyniol o
ystyried dyluniad eiddo cyfagos a darparu tai mewn ardal oedd a pherygl
llifogydd posibl

e rhoddwyd sicrwydd y byddai safonau ansawdd y dyluniad o ran maint yr unedau
yn cael eu rheoli’n llym i sicrhau y byddant yn cael ei bodloni.

Cynnig — Roedd y Cynghorydd Tony Thomas yn cynnig argymhelliad y swyddog i
ganiatau’r cais, ac fe'i eiliwyd gan y Cynghorydd Peter Scott.

PLEIDLAIS:
CYMERADWYO - 16
GWRTHOD -1
YMATAL -0

PENDERFYNWYD vy dylid rhoi CANIATAD yn unol ag argymhellion y swyddog fel y
nodwyd yn yr adroddiad.

Ary pwynt hwn (11.20 a.m.) cymerodd yr aelodau egwyl am luniaeth.

CAIS RHIF  18/2017/1000/PC - TIR YN SUNNYCROFT, LLANDYRNOG,
DINBYCH

Roedd y cais a cyflwynwyd ar gyfer newid defnydd y tir a chodi adeilad at ddibenion
hwyluso adeiladu trelars cerbydol (cais 6l-syllol) ar dir yn Sunnycroft, Llandyrnog,
Dinbych wedi cael ei dynnu nél gan asiant yr ymgeisydd.

CAIS RHIF 40/2017/1133/PF - REAL PETFOOD COMPANY, UNED 2, ROYAL
WELCH AVENUE, BODELWYDDAN

Cyflwynwyd cais ar gyfer codi estyniad i ffatri bresennol i ddarparu gofod swyddfa
ychwanegol yn Real Petfood Company, Uned 2, Royal Welch Avenue,
Bodelwyddan.

Siaradodd y Cynghorydd Richard Mainon (Aelod Lleol) o blaid gohirio’r cais i aros
am benderfyniad y niwsans arogl sy’n gysylltiedig &’r defnydd, ac roedd lle i ddeall y
byddai hyn yn destun cais cynllunio yn y dyfodol.

Cynnig — Cynigiodd y Cynghorydd Brian Jones, bod y cais yn cael ei ohirio i aros
am benderfyniad y niwsans arogl, ac fe'i eiliwyd gan y Cynghorydd Peter Evans.

PLEIDLAIS:
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O BLAID GOHIRIO - 17
YN ERBYN GOHIRIO -0
YMATAL -0

PENDERFYNWYD bod y cais yn cael ei OHIRIO i aros am benderfyniad y niwsans
arogl.

CAIS RHIF 45/2017/1087/PF - 90 STRYD FAWR, Y RHYL

Cyflwynwyd cais ar gyfer newid defnydd siop fanwerthu bresennol yn lolfa goffi
gyda chyfleuster coffi parod ategol yn 90 Stryd Fawr, Y Rhyl.

Trafodaeth Gyffredinol — Fe eglurodd y Cynghorydd Alan James (Aelod Lleol) bod
gwrthwynebiad Cyngor Tref y Rhyl ir cais yn seiliedig ar yr awydd i gadw
manwerthu Al yn y dref fel y cyfeiriwyd ato yn eu cynllun tref lleol. Fodd bynnag,
roedd masnachu ar y Stryd Fawr wedi newid yn sylweddol ers llunio cynllun y dref
ac roedd hi'n angenrheidiol cydbwyso'r awydd i gadw'r siop at ddefnydd manwerthu
yn erbyn eiddo gwag arall a'r cyfle i gynyddu nifer yr ymwelwyr yn y dref. Ar y salil
hwnnw ac o ystyried y gallai’r eiddo gael ei droi nél i A1 manwerthu os na fyddai'r
busnes lolfa goffi yn llwyddiannus, roedd y Cynghorydd James yn cefnogi’r cais.

Roedd yna gefnogaeth gyffredinol ar gyfer y newid defnydd o ystyried nad yw'r
eiddo wedi ei feddiannu ar hyn o bryd, ond gofynnwyd cwestiynau ynghylch
posibilrwydd yn y dyfodol i'w drosi mewn i eiddo prydau parod poeth os na fydd y
lolfa goffi yn llwyddiannus ac a fyddai eiddo defnydd cymysg yn fwy addas.
Cyfeiriodd swyddogion at natur defnydd A3 gan ddweud nad oedd arwydd o’r
cynlluniau llawr a gwybodaeth a gyflwynwyd bod yr ymgeisydd eisiau ymgymryd a
gwerthiannau manwerthu a fyddai'n gwarantu defnydd cymysg. Petai’r cais yn cael
ei ganiatau fe fyddai yna bosibilrwydd yn y dyfodol y gallai'r eiddo weithredu fel
lleoliad prydau parod poeth ond mae'n rhaid cael rhesymau cynllunio dilys os ydi'r
aelodau o blaid gosod cyfyngiadau ar y sail hwnnw. Mae eiddo prydau parod poeth
hefyd yn destun proses drwyddedu ar wahan a rheolau eraill yn ymwneud &'i
weithrediad ac oriau agor.

Cynnig — Cynigodd y Cynghorydd Alan James argymhelliad y swyddog i
gymeradwyo’r cais, ac fe'i eiliwyd gan y Cynghorydd Bob Murray.

PLEIDLAIS:
CYMERADWYO - 17
GWRTHOD -0
YMATAL -0

PENDERFYNWYD vy dylid rhoi CANIATAD yn unol ag argymhellion y swyddog fel y
nodwyd yn yr adroddiad.

ADRODDIAD ER GWYBODAETH: PENDERFYNIAD APEL GYNLLUNIO -
FFERM WYNT PANT Y MAEN, LLYN BRAN, BYLCHAU, DINBYCH

Cyflwynwyd adroddiad gwybodaeth ar benderfyniad yr apél gynllunio a gafwyd gan
Lywodraeth Cymru ar ddatblygiad fferm wynt ar dir i'r de-orllewin o Nantglyn.
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Roedd Ysgrifennydd y Cabinet dros Ynni, Cynllunio a Materion Gwledig wedi
anghytuno ag argymhellion yr Arolygydd Apél ac roedd wedi caniatau’r apél a
chymeradwyo caniatad cynllunio ar gyfer datblygiad y fferm wynt.

Mynegodd y Cadeirydd (Aelod Lleol) ei siom a'’i bryder dros y canlyniad, ac roedd
o’n credu ei fod yn mynd yn groes i’'r broses ddemocrataidd. Er gwybodaeth yn unig
y cafodd yr adroddiad ei gyflwyno ir pwyligor a chytunwyd i drafod y mater
ymhellach gyda swyddogion y tu allan i'r cyfarfod.

PENDERFYNWYD derbyn yr adroddiad.

Daeth y cyfarfod i ben am 11.56 a.m.
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WARD:

AELOD(AU) WARD:

RHIF Y CAIS:

CYNNIG:

LLEOLIAD:

Eitem Agenda 5

Rhuthun

Cyng. Bobby Feeley

Cyng. Huw Hilditch-Roberts

Cyng. Emrys Wynne (c)

02/2018/0065/ PF

Codi annedd sengl, newidiadau i’r fynedfa gerbydau bresennol a
gwaith cysylltiedig (cynllun diwygiedig yn dilyn cais rhif
02/2015/0995 a gymeradwywyd yn flaenorol)

Tir yn (rhan o ardd) Tan y Gerddi, Stryd Mwrog, Rhuthun
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Sarah Stubbs
WARD : Ruthin

WARD MEMBER(S): Clir Bobby Feeley
ClIr Huw Hilditch-Roberts
Clir Emrys Wynne (c)

APPLICATION NO: 02/2018/0065/ PF
PROPOSAL: Erection of a detached dwelling, alterations to the existing

vehicular access and associated works (amended scheme to that
previously approved under application code no. 02/2015/0995)

LOCATION: Land at (part garden of) Tan Y Gerddi Mwrog Street Ruthin
APPLICANT: Mr Mark Braxton

CONSTRAINTS: C2 Flood Zone

PUBLICITY Site Notice - No

UNDERTAKEN: Press Notice - No

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:
RUTHIN TOWN COUNCIL
“Wishes to confirm there is a strong objection to the application due to the siting, scale, design
and massing of the building. The proposed plan is larger than the dwelling granted permission
in 2015, especially the massing at first floor level. Members remain of the opinion that the scale
and massing of the proposed building would constitute overdevelopment of the site, and would
have an adverse impact on neighbouring properties in the Conservation Area”.

NATURAL RESOURCES WALES
No objection

DWR CYMRU / WELSH WATER
No objection

CLWYD POWYS ARCHAEOLOGICAL TRUST
No objection, suggest archaeological watching brief condition

DENBIGHSHIRE COUNTY COUNCIL CONSULTEES —

Head of Highways and Infrastructure

- Highways Officer
No objection subject to a standard condition to ensure the access is constructed in
accordance with the submitted plan and completed prior to use.

Conservation Officer
No objection
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RESPONSE TO PUBLICITY:

In objection
Representations received from:

Catherine Cordova, 130 Mwrog Street, Ruthin

Oliver and Clare Beardwood, 132 Mwrog Street, Ruthin
Catrin Phillips, Penlan, Mwrog Street, Ruthin

Arnold and Diana Highes, Argoed, Wrog Street, Ruthin
Caeri Roberts, 123 Mwrog Street, Ruthin

Summary of planning based representations in objection:
Visual Impact and Character of Conservation Area — the proposal is out of keeping with the
area,; the building is too large and oversized.

Residential Amenity — the proposal would overlook neighbouring properties; would impact on
the view of neighbouring properties; balcony would overlook neighbouring properties causing
an invasion of privacy;

Highway Safety — already a busy road and cannot facilitate more vehicles turning and entering
on to it.

EXPIRY DATE OF APPLICATION: 01/04/2018

REASONS FOR DELAY IN DECISION (where applicable): N/A

PLANNING ASSESSMENT:
1. THE PROPOSAL:
1.1 Summary of proposals
1.1.1 Full planning permission is sought for the erection of a detached dwelling, alterations
to the existing vehicular access and associated works (amended scheme to that
previously approved under application code no. 02/2015/0995) on land at Tan y
Gerddi, Mwrog Street, Ruthin.

1.1.2 The proposed property would be accessed from a widened access from Mwrog
Street, which would also serve the existing property Tan y Gerddi. An existing
outbuilding to the front of the site has been removed to allow for the improvements to
the access.

1.1.3 The dwelling proposed is a 2 storey dwelling consisting of an integral garage, an
office, 2 bedrooms and bathroom at ground floor level with a living room,
kitchen/diner, bedroom and bathroom/en-suites at first floor level.

1.1.4 Externally, the eaves height of the property would be 4.8m and 7.8m to the ridge. It is
proposed to render the property in grey and the roof would be clad in slate. Windows
are shown to be powder coated aluminium in dark grey. On the north elevation and
wrapping around partly to the western elevation it is proposed to erect a balcony and
also on the western elevation it is proposed to locate solar panels on the roof slope.

1.1.5 At the access point on the Mwrog Street it is proposed to re-build a stone wall which
would be curved with a black powder coated metal gate located approximately. 4m
back from the road.

1.1.6 The application has been submitted as a ‘self build’ project by the applicant and it has
been stated that ‘Lifetime Home’ Standards are to be incorporated, with solar panels
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2.

and a rainwater harvesting system; SuDS drainage and many other sustainable
building principles.

1.1.7 The plans are at the front of the report.

1.2 Description of site and surroundings
1.2.1 The site lies to the rear side of Tan Y Gerddi which is a single storey property. The
application site has been part of the garden area of Tan y Gerddi, which is set within a
tall walled garden. The wall is 3m high, is constructed of brick and stone and
surrounds the application site on 3 sides.

1.2.2 The site also lies to the rear of a row of 2 storey terraced houses fronting Mwrog
Street, with the 3m high wall forming the boundary between the terrace and the
application site. To the north is open land, to the east is Tan y Gerddi and to the west
is ‘Argoed’ which is located approximately 35m from the boundary of the site with its
curtilage abutting the application site.

1.2.3 Within this area of Mwrog Street there are different types of properties ranging from
traditional stone terraces with slate roofs to modern bungalow properties constructed
of buff brick and pebble dashed finishes with red and brown roof tiles.

1.2.4 The site is accessed off Mwrog Street which has residential properties fronting the
road on both sides.

1.3 Relevant planning constraints/considerations
1.3.1 The site stands within the development boundary of Ruthin and is in the Conservation
Area.

1.4 Relevant planning history
1.4.1 Planning permission for a dwelling has previously been granted in 2015 and a
permission was refused in 2017 on the basis of the submitted details (see section 2.1
below)

1.5 Developments/changes since the original submission
1.5.1 None.

1.6 Other relevant background information
1.6.1 The applicant has been in dialogue with Planning and Conservation Officers following
the 2017 refusal.

DETAILS OF PLANNING HISTORY:
2.1 02/2015/0995/PF Erection of a detached dwelling and alterations to the existing vehicular
access GRANTED under delegated powers on 30™ November 2015.

02/2017/0431/PF Erection of a detached dwelling REFUSED under delegated powers on 17"
July, 2017 for the following reason:-

“It is the opinion of the Local Planning Authority that the proposal does not respect the site
and surroundings by virtue of its siting, scale, designh and massing and would therefore have
an adverse impact upon the visual amenity of the area and fail to enhance or preserve the
character of the Conservation Area. As such the proposal is in conflict with Local
Development Plan Policies RD 1 and VOE 1, advice as contained in SPG Residential
Development, SPG Conservation Areas and Planning Policy Wales (Edition 9) 2016.”
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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 RD1 — Sustainable development and good standard design
Policy BSC1 — Growth Strategy for Denbighshire
Policy BSC 11 — Recreation and Open Space
Policy VOEL1 - Key areas of importance
Policy ASA3 — Parking standards

Supplementary Planning Guidance
Supplementary Planning Guidance: Residential Development
Supplementary Planning Guidance: Access for All
Supplementary Planning Guidance: Parking Standards in New Development
Supplementary Planning Guidance: Conservation Areas
Supplementary Planning Guidance: Open Space

3.2 Government Policy / Guidance
Planning Policy Wales (Edition 9) November 2016
Development Control Manual November 2016

Technical Advice Notes

Technical Advice Note 12: Design

Technical Advice Note 18: Transport

Technical Advice Note 24: The Historic Environment

3.3 Other material considerations
MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 9, 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' (PPW section 3.1.3). 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 (PPW section
3.1.4).

Development Management Manual 2016 states that material considerations 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 (DMM section
9.4).

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 including Impact on Conservation Area

4.1.3 Residential amenity

4.1.4 Open Space
4.1.5 Highways (including access and parking)

4.2 In relation to the main planning considerations:

4.2.1 Principle
The main policy in the LDP which is relevant to the principle of housing development
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4.2.3

in towns is BSC1 which seeks to make provision for new housing in a range of
locations, concentrating development within identified development boundaries.Policy
RD1 states that development proposals within development boundaries will be
supported subject to compliance with detailed criteria. The site has the benefit of
planning permission for a dwelling granted in 2015 which established the principle of
residential development. The proposals are considered acceptable in terms of the
general principles of these policies.

Visual amenity including Impact on Conservation Area

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 (iv) requires that development does not
unacceptably affect prominent public views into, out of, or across any settlement or
area of open countryside; test (v) 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 local representations raising visual amenity impacts and general comments
relating to the character of the Conservation Area.

As noted, Mwrog Street is characterised by a mix of dwelling types. In close proximity
to the site to the south is a terrace of 2 storey stone properties with slate roofs, to the
east are modern detached dwellings finished with pebble dash and buff brick with
red/brown roof tiles, and directly opposite on Mwrog Street are 2 storey dwellings
finished with brick, stone and pebble dash.

It is acknowledged that the proposed dwelling would be larger than the properties that
immediately surround the site. However, it is relevant that the site is set back from
the road and is surrounded on 3 sides by a 3m high brick/stone wall. The proposed
dwelling would only be visible in part from the dwelling to the south, from a section of
highway on approach to the site and the gap between Tan Y Gerddi and 130 Mwrog
Street. The dwelling would be rendered with a slate roof and the roof height and its
design has been modified to reduce the size and height, so when viewed from the
east, it would have a traditional roof pitch sloping away from Tan y Gerddi.

The proposed dwelling would have an eaves height of 4.8m and 7.8m height to the
ridge. The height, materials and roof configuration of the proposed dwelling have
been amended following the previous refusal and whilst it is acknowledged that the
design is somewhat unconventional, having regard to the location of the site set back
off the road, the 3m high wall surrounding the site, the mix of property designs and
detailing within the area and overall design approach, overall the proposal is
considered acceptable. Notwithstanding this, whilst changes have been made to
window detailing it is still considered this element is capable of improvement and if a
permission is granted, a planning condition is suggested requiring amended window
treatment.

In officers’ opinion, having regard to the scale, form and character of the dwelling and
development in the locality, on balance it is considered that the proposal is acceptable
and overall having regard to all factors would respect the site and surroundings and
comply with Policy RD 1 and VOE 1.

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,
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fumes, litter, drainage, light pollution, etc. Supplementary Planning Guidance Note
Residential Development offers guidance as to what separation distances between
dwelling, windows, amenity spaces etc are considered acceptable.

There are local representations raising residential amenity impacts, with reference to
overlooking and loss of privacy.

There are dwellings located to the south and east of the site. ‘Argoed’ is located
approximately. 35m away to the west.

The proposed plans show that there would be windows within the first floor of the
property facing Mwrog Street, Argoed and Tan y Gerddi.

In relation to the dwelling located to the south on Mwrog Street; there would be a
bedroom window, bathroom and hallway window at first floor level which are all
shown to be obscurely glazed, so there is no overlooking potential from these
windows. This elevation is located approximately 21m away from the rear elevation of
properties in the terrace, which would be in accordance with SPG guidance and
having regard to distance, scale and location of windows, it is not considered there
would be any overbearing impact on the residents of these properties. It is suggested
that the windows be retained with obscure glazing to avoid any overlooking of private
garden space.

In relation to the dwelling located to the west (‘Argoed’), this property is located
approximately 35m away from the application site boundary. On the west elevation of
the proposed dwelling there is a small part of the balcony and a bedroom window
however due to the distance in between ‘Argoed’ and the proposed dwelling it is not
considered that there would be any significant adverse effect on the amenities of this
property. The boundary brick walls also act as a very effective screen and it is also
proposed to landscape the west, north and part of the south boundary.

In relation to the dwelling to the east at ‘Tan y Gerddi’ this is a single storey property
and is the property located closest to the application site. The dwelling has been
orientated with its entrance on the east elevation fronting Tan y Gerddi and it is
proposed to insert windows at first floor level within this elevation which would serve a
stairway, utility room and the living room. The plans indicate all these windows to be
obscure glazed; in relation to the stairway and utility room which are non- habitable
rooms this is considered acceptable as they only serve to provide light. In relation to
the living/family room, the windows have been included to add interest and are
understood to be for visual purposes only as the glazing on the north elevation is the
main source of light and aspect for the property and its main living space. Tan y
Gerddi does have windows within its western elevation facing the application site, but
as the windows at first floor level are intended to be obscure glazed it is not
considered that there would be any loss of privacy for this property. A 2m high fence
(1m high closer towards the highway) would be erected in between the 2 properties
which would act as a solid boundary and effective screen in between the properties.

The balcony on the north elevation would overlook open fields and would have
obscurely glazed panels on the eastern corner to ensure there is no loss of privacy
for the residents at Tan y Gerddi and therefore would not result in an unacceptable
level of overlooking owing to its siting and the screen on the corner.

With regard to window to window relationships, SPG Residential Development
advises a minimum of 21 metres separation distances. The submitted plans indicate
that this distance would be achieved and in relation to over looking of private
gardens, itis advised that the relevant first floor windows serve mainly non habitable
rooms and the applicant has indicated they are all to be obscure glazed.

In acknowledging the comments of the objectors, there is no right to a view and given
the location, detailing, design and orientation of the proposed dwelling it is not

Tudalen 36



424

4.2.5

considered that it would cause significant harm by an overbearing impact or loss of
privacy which would justify a refusal of planning permission.

Open Space
Policy BSC 3 of the local development plan sets the basic requirement for

development to contribute, where relevant, to the provision of infrastructure, including
recreation and open space, in accordance with Policy BSC 11.

Policy BSC 11 specifies that all housing developments should make adequate
provision for recreation and open space. All such schemes put increased demand on
existing open spaces and facilities and therefore the policy applies to all
developments including single dwellings.

Table 4 in the Open Space SPG (adopted March 2017) sets out thresholds for on-site
provision and financial contributions. It specifies that for schemes of 1 — 30 dwellings,
open space obligations should be met through financial contributions rather than
onsite provision, however 5.4.9 of the SPG does state that the thresholds are
indicative, and onsite provision for sites of less than 30 will be considered on their
merits.

It is considered that the proposal would be acceptable in relation to open space policy
subject to the requisite contribution being secured. It is considered that this could be
done through an appropriately worded condition.

The development is therefore considered to be able to comply with the requirements
of Policies BSC 3 and BSC 11 via a suitable condition.

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.

A comment has been submitted by a local resident with regards to the additional use
of Mwrog Street which is already a busy road.

The scheme will utilise the existing access point onto Mwrog Street which currently
serves the existing dwelling, with the access widened and improved to allow for it to
serve an additional property. It is proposed to erect a curved stone wall at the access
point with gates set back.

The property would be served by a driveway and there is space to the rear for
vehicles to enter and manoeuvre however a car turn table is also proposed to the rear
to ease access in to the integral garage should this be required by the applicant in
future.

Highways Officers have been consulted and raise no objection to the proposal
subject to a standard condition to ensure the access is constructed in accordance
with the submitted plan and completed prior to use.

The scheme is therefore considered to be in accordance with Policies RD 1 and ASA
3.

Other matters
Well — being of Future Generations (Wales) Act 2015
The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the
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Council not only to carry out sustainable development, but also to take reasonable
steps in exercising its functions to meet its sustainable development (or well-being)
objectives. The Act sets a requirement to demonstrate in relation to each application
determined, how the development complies with the Act.

The report on this application has been drafted with regard to the Council’s duty and
the “sustainable development principle”, as set out in the 2015 Act. The
recommendation takes account of the requirement to ensure that present needs are
met without compromising the ability of future generations to meet their own needs. It
is therefore considered that there would be no significant or unacceptable impact
upon the achievement of well-being objectives as a result of the proposed
recommendation.

5. SUMMARY AND CONCLUSIONS:
5.1 The detailing of the development is considered acceptable. It is not considered that there
would be any unacceptable impacts subject to the imposition of conditions.

RECOMMENDATION: GRANT- subject to the following conditions:-

1. The development to which this permission relates shall be begun no later than 14th March
2023.
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) Design and Access Statement - Received 5 Febuary 2018
(i) Supporting Document - Received 5 Febuary 2018
(iii) Solar Panel Specification - Received 5 Febuary 2018
(iv) Motorised Turntable Specification - Received 5 Febuary 2018
(v) Proposed Site Plan - Received 5 Febuary 2018
(vi) Proposed Access Plan - Received 5 Febuary 2018
(vii) Proposed Access Elevations - Received 5 Febuary 2018
(viii) Proposed Floor Plans - Received 5 Febuary 2018
(ix) Proposed Elevations - Received 5 Febuary 2018
3. The dwelling hereby approved shall not be occupied until the written approval of the Local
Planning Authority has been obtained to the arrangements for compliance with the Council's
policies and Supplementary Planning Guidance in relation to the provision of Open Space.
4, Notwithstanding the submitted plans, the detailing of the proposed windows shall not be as
shown, but shall be in accordance with such details as may be submitted to and approved in
writing by the Local Planning Authority. The development shall proceed in strict accordance
with such approved details.

5. The first floor windows shown on the proposed south and east elevations shall be fitted with
obscure glazing, and shall be retained with obscure glazing at all times.
6. The dwelling shall not be occupied until the written approval of the Local Planning Authority

has been obtained to details of a full landscaping scheme including details of all hard
surfaces, boundary treatments and planting specifications. The approved details shall be
implemented in full no later than 6 months following the first occupation of the dwelling.

7. The access shall be laid out and constructed in accordance with the submitted plan before the
dwelling is first occupied and shall be retained at all times thereafter.

The reasons for the conditions are:-

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

In the interest of compliance with adopted open space policies.

In the interest of visual amenity and character of the Conservation Area.

For the avoidance of doubt and in the interests of protecting residential amenity.

To ensure a satisfactory standard of development and to protect the visual amenity of the
area

To ensure the formation of a safe and satisfactory access in the interest of highway safety.

ogkrwnE

~
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NOTES TO APPLICANT:

In relation to Condition 3 you are advised that a commuted sum payment of £1237.22 is required
towards the provision of Open Space in accordance with Policy BSC 11 in the Denbighshire Local
Development Plan. Please note the amount payable is correct at the time of issuing this planning
permission however it may change. For further information please refer to the Local Development
Plan and Open Space Calculator which is available on our website at www.denbghshire.gov.uk

Highways Notes
Suggest the following matters be drawn to the applicant's attention as Advisory Notes.

(i) Highway Supplementary Notes Nos. 1,3,4,5 & 10.

(i) New Roads and Street Works Act 1991 - Part N Notice.

(iii) Highways Act 1980 Section 184 Consent to Construct/Alter a Vehicular Crossing Over a
Footway.

Please be advised that separate consent will be required under Section 184 of the Highways Act 1980
for the widening of the existing access, please contact Gail McEvoy to discuss on 01824 706882.
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Emer O'Connor

WARD : Corwen

WARD MEMBERS: Clir Huw Jones (c)

APPLICATION NO: 05/2016/0115/ PF

PROPOSAL: One Planet Development including dwellinghouse, earth

sheltered greenhouse, drying barn, stable, animal shelter and
temporary structures

LOCATION: Ty Coed, Coed Dyfrdwy and Coed Hir, Glyndyfrdwy Corwen
APPLICANT: Ms Lisa Seiga
CONSTRAINTS: SSSI
Special Area of Conservation
PROW
AONB
Ancient, Semi Natural Woodland
PUBLICITY Site Notice - Yes
UNDERTAKEN: Press Notice - No

Neighbour letters - Yes

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

¢ Referral by Head of Planning / Development Control Manager

CONSULTATION RESPONSES:
CORWEN TOWN COUNCIL
“Corwen Town Council have concerns regarding the location of the application, and also the
access.”

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

“One Planet Developments are a rare and unusual form of development, and the Joint
Committee has serious concerns about the potential for such proposals to subvert the long
standing and well established presumption against new housing in the countryside and the
precedent that may be set by allowing such development.

However, the committee is aware that national policy (Planning Policy Wales and TAN 6)
allows for such development subject to the proposal meeting stringent tests and criteria to
justify the grant of permission as an exception to national and local planning policies . The
Management Plan and other documentation accompanying the application suggests that there
is a genuine motivation to create a low impact development which can meet many of these
tests, but the Joint Committee is not in a position to verify the accuracy of the data or
assumptions made in the calculations.

The committee welcomes the intention to bring the woodland blocks under active and positive
management, particularly the conversion of existing conifer plantations into more natural
broadleaf woodland with consequent landscape and biodiversity benefits.

The LVIA accompanying the application acknowledges that there will be some visual impact

arising from the development. Of particular concern to the Joint Committee is the more open Ty
Coed site where the dwelling and main structures are located. Although partly screened by
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existing woodland, the site is visible from the A5 and higher ground of the AONB to the south
and east. Seasonal effects and the reduction in surrounding tree cover as over-mature and
windblown conifers are removed will potentially open up the site still further. Should permission
be granted, it is therefore important to ensure the long term continuity of the existing tree
screen and to strengthen this with additional native local planting to break up views of the site
from the south and east. In addition, the colour and reflectivity of external finishes of the
dwelling (including the solar panels) and other structures must be recessive to help the
development blend into the landscape. The existing light coloured tepees and polytunnel on the
site demonstrates the need for control in this regard. This part of the AONB enjoys particularly
dark skies, and any external lighting should also be subject to strict control.

The applicant’s willingness to accept specific land based occupancy and site reinstatement
conditions (and associated S.106 agreement) should the venture not succeed is commended,
and should form part of any permission.

Should the application be refused, the Joint Committee would suggest that those structures on
the site which are not permitted development should be removed and the land reinstated.”

NATURAL RESOURCES WALES
No objection.

READING AGRICULTURAL CONSULTANTS (RAC):

RAC have reservations about the productive capacity and sustainability of the OPD proposal at
Ty Coed. However it is considered that these reservations might be addressed within the
timescale of a five-year approval of the planning application. The applicants will be aware that
activities at the site will be closely monitored through a comprehensive annual report of
consumption and production at the site, which is set against the baseline and expectations
identified in the Management Plan.

Gross divergence from the Management Plan would conclude that the site is unsustainable and
would prompt the exit strategy to be implemented. In order to prevent catastrophic failure of the
development, it is recommended that the performance of food crops in particular at the site is
monitored frequently and reported with the annual report.

DENBIGHSHIRE COUNTY COUNCIL CONSULTEES —
Highways Officer
No objection.

Ecologist
No objection, subject to conditions.

RESPONSE TO PUBLICITY: None.
EXPIRY DATE OF APPLICATION: 08/05/2016
REASONS FOR DELAY IN DECISION (where applicable):
. additional information required from applicant
PLANNING ASSESSMENT:
1. THE PROPOSAL:
1.1 Summary of proposals

1.1.1 The application seeks planning permission for a ‘One Planet Development’ (OPD) in
woodland in Glyndyfrdwy.

1.1.2 For Members information, the concept of OPD was introduced in 2012 by Welsh
Government. Planning Policy Wales and Technical Advice Note (TAN) 6 Planning for
Sustainable Rural Communities are the sources of policy for OPD. It is specifically
designed for developments in the open countryside with a focus towards sustainable
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living and reductions of carbon footprints. OPD is defined at paragraph 4.15.1 of TAN

6 as:
“development that through its low impact either enhances or does not
significantly diminish environmental quality. One Planet Development is
potentially an exemplar type of sustainable development. One Planet
Developments should initially achieve an ecological footprint of 2.4 global
hectares per person or less in terms of consumption and demonstrate clear
potential to move towards 1.88 global hectare target over time.”

The application site is spread over three parcels of woodland; Ty Coed extends to
0.79ha (1.96 acres), Coed Hir 2.8ha (7 acres) and Coed Dyfrdwy 3.2ha (8 acres).
Coed Hir and Coed Dyfrdwy are located to the north and south of Ty Coed. The three
parcels of land are linked by a private track.

The respective locations of the parcels of land are shown in the plans at the front of
the report, along with the different elements of the scheme.

The proposal is to construct a dwelling at Ty Coed where the Applicants would live
and manage a Land Based Enterprise OPD, and involves a number of related
elements detailed in the description of the application and elsewhere in the report.

The proposed dwelling would be a log cabin type structure, extending to 140m2
floorspace spread over two floors. The dwelling would comprise of living
accommodation on the ground floor and three bedrooms above.

Other proposed permanent structures are; an earth-sheltered greenhouse, a drying
barn, a stable, a field shelter for livestock. Some temporary structures are also
proposed including the retention of an existing caravan.

At Ty Coed where the dwelling is proposed, there is an open area of land which was
formerly covered in bracken. The Applicants have cleared the area for fruit and
vegetable growing area and grazing for livestock. There is also a fenced allotment
here and it is the intention is to increase this growing area if the proposed OPD is
approved. Further land has been terraced for raised planting beds.

The woodlands are primarily planted with conifer species (Hemlock). The
southernmost section of Coed Dyfrdwy comprises broadleaf woodland. It is the
Applicant’s intention to fell the mature coniferous trees and replace them with
broadleaved species, utilising the harvested timber to create a range of wood
products for sale locally.

The site is not connected to mains water or electricity. Although a connection to the
national grid is proposed should excess energy be generated at the site to capitalise
on the ‘“feed in tariff’. It is proposed that future electricity would be supplied by solar
panels and water would be harvested from the roofs of the buildings. Drinking water
would be UV treated and filtered.

1.1 Description of site and surroundings

1.1.1

1.1.2

The site is located in the open countryside, north of the River Dee, approximately one
mile north-east of the village of Glyndyfrdwy and some four miles north-west of
Llangollen.

The surrounding land use is predominantly rough grazing land and woodland on
steeper slopes.

1.2 Relevant planning constraints/considerations

1.2.1

1.2.2

The site is located in the open countryside outside any defined development
boundary.

It is within the Clwydian Range and Dee Valley AONB.
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1.2.3 Coed Dyfrdwy and a small section of Ty Coed are situated within Berwyn and South
Clwyd Mountains Special Area of Conservation (SAC).

1.3 Relevant planning history
1.3.1  Under permitted development allowances the Applicants obtained approval in 2010
for a barn/tool store and a welfare shelter (caravan) both of which are sited in the
southern woodland (Coed Dyffrdwy).

1.4 Developments/changes since the original submission
1.4.1 The application was originally submitted in March 2016. It has been the subject of
lengthy exchanges geared towards ensuring adequate technical information was
provided in order to assess the merits of, what is, the first application of this type to be
determined in the County.

1.5 Other relevant background information
1.5.1 ltis understood the Applicants have lived in the adapted welfare caravan on the site
with their two children since August 2014.

1.5.2 When the application was submitted, it included details of the animals kept on the
holding as well as details of the intended expansion. It is planned to grow a range of
fruit and vegetables in the garden alongside some fruit trees in a new orchard.
Surplus produce would be sold locally.

1.5.3 The Applicants produce milled timber products from the site, logs, and charcoal,
furniture and chainsaw sculptures. The milled timber products include garden sheds,
fencing and shepherd’s huts.

1.5.4 Lisa Seiga is also a Counsellor in Chester. The application documents indicate it is
proposed to introduce ‘ecotherapy’ to the site as an income stream and enable her to
work closer to home.

2. DETAILS OF PLANNING HISTORY:
05/2010/1264 Prior Notification - Erection of timber barn for drying and air-curing
milled timber and storage of tools. Approved 12/10/2010

3. 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 BSC1 — Growth Strategy for Denbighshire
Policy PSE5 — Rural economy
Policy VOE1 - Key areas of importance
Policy VOE2 — Area of Outstanding Natural Beauty and Area of Outstanding Beauty
Policy VOES5 — Conservation of natural resources
Policy VOE6 — Water Management

3.2 Government Policy / Guidance
Planning Policy Wales (Edition 9) November 2016

Technical Advice Note 6 Planning for Sustainable Rural Communities
One Planet Development TAN 6 Practice Guidance

Development Control Manual November 2016
3.3 Other material considerations

4. MAIN PLANNING CONSIDERATIONS:
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In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 9, 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' (PPW section 3.1.3). 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 (PPW section
3.1.4).

Development Management Manual 2016 states that material considerations 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 (DMM section
9.4).

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:

41.1 Principle

41.2 Visual amenity
4.1.3 Residential amenity

4.1.4 Highways (including access and parking)

4.2 In relation to the main planning considerations:
4.2.1 Principle
The site is located in the open countryside where rural restraints policies to control
development apply. However the application has been submitted as a “One Planet
Development” proposal for which Planning Policy Wales and Technical Advice Note
(TAN) 6 applies.

The key issues in Officers’ opinion are inevitably ones relating to the principle of this
particular type of development in an open countryside location. The report therefore
attempts to provide members with a comprehensive summary of issues. The report
highlights the considerations to be applied from Welsh Government’s policy and
guidance along with the assessment provided by the Council’s Independent
Agricultural consultant. These key considerations will assist Members in concluding
on the merits of this proposal.

Planning Policy Wales 9.3.11 refers to One Planet Development as “development that
through its low impact either enhances or does not significantly diminish
environmental quality. One Planet Developments should initially achieve an ecological
footprint of 2.4 global hectares per person or less in terms of consumption and
demonstrate clear potential to move towards 1.88 global hectares over time”.

Planning Policy Wales 9.3.12 goes on to note that “land based One Planet
Development in the open countryside should provide for the minimum needs of the
inhabitants in terms of income, food, energy and waste assimilation over a period of
no more than five years from the commencement of work on the site.

TAN 6 Planning for Sustainable Rural Communities provides detailed content on
matters relevant to consideration of One Planet Developments (paragraphs 4.15 to
4.23). This is supported by Practice Guidance on One Planet Development, produced
by Welsh Government in October 2012. The TAN states that land based OPD located
in the open countryside should, over a reasonable length of time (no more than 5
years), provide for the minimum needs of the inhabitants’ in terms of income, food,
energy and waste assimilation. Where this cannot be demonstrated, they should be
considered against policies which seek to control development in the open
countryside.
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The practice guidance provides useful detail on the level and type of information
required to be submitted with an OPD application, namely how applicants must justify
the need to live on the land, and how the applicant’s requirements in terms of income,
food, energy, and waste assimilation can be obtained directly from their land. This
has to be communicated through a Management Plan, the purpose of the first
Management Plan for the site being to describe the condition of the site now, the
proposed site strategy/design and how it will be implemented. In this case the
Management Plan originally submitted in 2016 has been supplemented with some
additional information. The requirement is that the Management Plan must be formally
reviewed every 5 years with interim annual monitoring taking place.

The Management Plan must comprise of and meet minimum criteria in relation to:
= A Summary
= A Baseline
» The Design/Strategy
= A ‘Business and Improvement’ Plan. This is further subdivided into:
- Land based activity
- Land Management
- Energy and Water
- Waste
- Zero Carbon Buildings
- Community Impact Assessment
- Transport Assessment and Travel Plan

Other information requirements relate to:
» Ecological Footprint Analysis
= Exit Strategy

In relation to the detailed aspects of the Management Plan for Ty Coed:

=  Summary
The Summary gives some background to the Applicants case. It provides an overview
of what the management plan is intending to achieve for the site, and a synopsis of
the contents of the management plan. It is for information purposes.

= Baseline
To set the context of the development OPD proposals need to identify the site’s
characteristics to provide a benchmark against which to judge whether the
development benefits the land over time. Applicants are required to undertake an
audit to cover the physical character, biodiversity, cultural heritage, existing
structures, landscape features, past and present land uses, statutory designations
both on site and in the immediate vicinity, existing transport generated by the site and
its transport connections.

The baseline information provided in the application submitted in 2016 referred to
2014 as the base year. Subsequent information has been provided, updating some of
that information.

The application is supported by reports on the soil capacity of the site, soil
classification information and landmap data. The Council’s Agricultural Consultant has
reviewed this and had some reservations over the proposal, owing to the soll
environment. This said, the most recent crop yields show a good range of produce
provided in 2016-2017.

Officers concur with the reservations of the independent consultant in so far as there
are some doubts over the appropriateness of the site for the intended purpose. It is
suggested, however, that some of these reservations can only be tested upon an
approval of the planning application. Annual monitoring and provision of a report to
the Council will identify failings or shortfalls against any assertions made in the five-
year management plan.
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A Phase 1 habitat survey has been submitted which provides an analysis of the three
land blocks. As present the sites have poor biodiversity value, therefore there is
potential for significant improvement under the proposed management regime.

A cultural analysis has been provided with a LANDMAP printout. There are no cultural
heritage features on the site, although there are some Listed Buildings in the wider
locality. There is no separate assessment of cultural heritage in the management
plan, but given that there are no identified issues in the LANDMAP and Sureline
reports, this is considered satisfactory. The essential criterion for cultural heritage is
that “All cultural heritage features (e.g. archaeology) on the site are conserved and
enhanced through appropriate management.”

Owing to the absence of relevant features, this criterion is considered met.

In relation to the landscape criteria, the main landscape constraint is the location of
the site within an Area of Outstanding Natural Beauty (AONB). In the original
submission a landscape analysis was provided within a LANDMAP printout. This was
supplemented by a Visual Impact Assessment submitted later. The VIA notes that the
site is in an elevated position and largely surrounded by coniferous plantation on most
sides. However, the proposals involve the gradual felling of the coniferous plantation
(Coed Hir) to the north of the site and replacing with slower growing broadleaved
trees. There would also be selective single tree felling at Coed Dyfrdwy to the south of
the site.

The proposed dwelling, greenhouse, field shelter, allotment and track are however at
least 120m from the felling areas and so unlikely to impact upon the views into the
site. Concerns raised over the amount of equipment and machinery on the site, have
been addressed by clarification provided by the applicants that most of the vehicles
will be sold under the proposal, which will minimise the number of vehicles stored on
the site.

The OPD would introduce new features in an open field, where a public footpath
passes some 70m east of the proposed dwelling and the proposed greenhouse and
track are 35m and 20m distant respectively from the footpath. There is also a dwelling
to the east of the proposed dwelling.

The essential test in relation to landscape impact is that “the landscape of the site is
enhanced by the addition and traditional management of characteristics, or once
characteristic, local landscape features that, amongst other things, may be used to
screen and filter views to built elements of the proposals and to provide shelter and
screening to horticultural areas. Buildings and other structures and access tracks are
located where they can be recessed into the landscape and do not stand out in views
from public vantage points.”

Clearly, the elevated AONB location and proximity to the public footpath and adjacent
dwelling means it may be difficult to achieve this criteria entirely, therefore should
permission be granted Officers suggest that as per the AONB response, conditions
relating to supplementary hedge planting would be appropriate, and owing to the
scale of the dwelling, hard and soft landscaping as well as site levels would need to
be approved.

= Design Strategy
The design/strategy section is intended to demonstrate the overall layout of land uses
and activities on the site, and how they link and interrelate. It should identify the
number of households to be accommodated, the ability of the site to accommodate
them, and the need for them to work the site, and the outline programme for the
development of the site.

The proposal is for a single household. The site is naturally divided into the three
woodland sectors, with the area around Ty Coed designed on permaculture
principles. Whilst the strategy section of the Management Plan is brief, the principles
are considered to be both an efficient and sustainable use of the land in line with the
practice guidance.
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= Business and Improvement Plan
The Practice Guidance states that this element of the Plan is essentially the
fundamental justification for the development, where it should describe how people on
the land are able to reduce their environmental impact by meeting their everyday
needs from the site, whilst also enhancing the environmental benefits of the site
through their activities.

This is assessed using the following components;

- Land based activity

For an OPD, food and income have to be derived from the land based resources of
the site, which must be the results of the labours of the occupant of the site and not of
hired hands. The land based activities on the site must, therefore, be capable of
generating an income that would be sufficient to meet both the minimum income
needs and minimum food needs of the occupant within five years of first habitation on
the site. Unearned income (property, investments and pensions), other income
derived from the site (rents), or income unrelated to land based activities cannot be
included. The Welsh Government have recognised that it would not be feasible to
produce 100% of all of the food needs of an occupant. Therefore Applicants are
expected to be able to meet 65% of their basic food needs from the land, by
producing no less than 30% from the land and the remaining 35% (or less) using
income derived from the sale/barter of produce grown and reared on their site.

Additional information was sought in relation to the food production and crop yields on
the site. This was provided at the end of the 2016-2017 planting season, it is appears
the site is likely to be providing in excess of 30% of its diet for the OPD occupants.
Therefore at present, the criteria appears to be met.

The principal income source identified for the site relates to woodland activities. The
Council’s Advisor states that turnover and costs appear plausible. However, there
were some queries raised over the sustainability of the business model after 7-10
years owing to the nature of the activity. However the Applicants acknowledge this
and state that over time the small scale nature of their enterprise will enable them to
be flexible and respond to market opportunities as they arise. Furthermore using other
land based activities will supplement their primary income stream. There will be an
opportunity to update the management plan should the situation change in the future,
and worst case scenario the exit strategy would have to be implemented should the
business model fail.

An OPD needs to be financially self-sustaining and thus a calculation of annual
household expenditure is required. In this case, no five-year projection has been
provided. However, the yearly Monitoring Plan would be required to monitor annual
yearly income to ensure that the OPD is proceeding as planned. From the submitted
information, in the short term, it is demonstrated that the applicants would be able to
meet their own basic needs from income derived solely from the site.

- Land Management

One Planet Developments in the open countryside should have the objective of
conserving, managing and, where possible, enhancing environmental quality. The
baseline already discussed earlier forms the starting point for this. Objectives for
biodiversity, cultural heritage and landscape should be an integral part of a land
management system which provides food and produce, and benefits the
environment.

It is considered that the land management proposals are acceptable.

- Energy and Water

The TAN 6 Practice Guidance requires that the energy needs of the site must be
minimised and met from sources of renewable energy on site. Small amounts of non-
renewable fuel is allowed for purposes such as bottled gas for cooking in warmer
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months where wood stoves are not lit, or for running agricultural machinery and
equipment. These uses would be accounted for in the ecological footprint.

The Applicants’ Management Plan states that the estimated domestic electricity use
would be 730kWhr/annum (2kWhr/day), which compares very favourably to the Welsh
average annual household electricity use of 3,875kWh3. It is intended to install 10 PV
panels on the proposed dwelling with an estimated generating capacity of 2,157kWh.
Surplus production would be exported to the National Grid, although there is no
existing connection. Heating and cooking would be provided by a Rayburn utilising
biomass and wood offcuts in the winter. In the summer hot water would be generated
from solar thermal panels and an LPG cooker and charcoal would be used for
cooking.

Of some concern is energy consumption for the business associated with the OPD
which generates the income for the household. However, the applicants have stated
that the tractor use will be phased out over time as the large log work will decrease
with the move from harvested softwood to coppice work and the larger cutting
equipment will become obsolete. Therefore subject to the phasing out of the use of
the fossil fuelled machinery over the next five years which will be detailed in the
annual monitoring and management plan, it may be considered that the proposal
would meet the energy criteria.

- Water

OPD Practice Guidance states that the minimisation of water use should be a target
for each development. The residents of the holding currently use approximately 500
litres of water/week. Roof water is stored in three 1,000 litre containers and pumped
using electricity supplied by a generator.

Under the proposal there would be a part buried 13,000 litre storage tank for water
collected off the proposed dwelling roof and five 1,000 litre containers would store
water off the greenhouse roof for use in the garden. All water would be pumped by
PV-generated electricity and the potable supply would be filtered and UV treated
using renewable electricity. In the event of an exceptionally dry period water could be
extracted from the pond at Coed Hir.

The proposal accords with the guidance, however if water is abstracted from the
Coed Hir pond under severe weather conditions there is a significant chance of
causing environmental harm, which would be problematic. However, the applicants
advise that rainfall would provide some 50,000 litres of harvested water and so there
should be adequate water for the needs of the holding.

- Waste

TAN 6 requires quantification of how OPD inhabitants’ requirements for waste
assimilation can be achieved within the site. The amount of waste should be
minimised through reduction in the amount of disposed material, reuse of any of that
material and the recycling of as much waste as possible.

The residents currently compost some domestic food waste, with waste meat fed to
the dog and cat. It is suggested that some of the raw kitchen waste (fruit and
vegetables) will be fed to the pigs, which is considered acceptable and is capable of
reducing purchased feed marginally.

A compost toilet is in use, which minimises water use in this area. The treatment
system proposed for grey water is via a reedbed system which is a satisfactory
technical method of treating it.

The Practice Guidance states that essential criteria for waste are that: “All

biodegradable waste produced on site is assimilated on site in environmentally
sustainable ways”. Baseline data have been provided for ongoing comparative
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purposes in terms of all wastes likely to be produced on the holding, as required by
OPD guidelines. The essential criteria are considered to be satisfied.

- Zero Carbon Buildings

The application involves the construction of a number of buildings, including the
dwelling. The size of the dwelling is mentioned previously, a two storey timber
dwelling designed in a matter to maximise environmental performance.

Paragraph 3.86 of the practice guidance states: “... The use of renewable natural
materials for the main elements of One Planet Development, including insulation,
should be prioritised.” The materials used will be reclaimed or locally sourced as
described in the Sureline assessment. All five of the building elements of the dwelling
have achieved A+ ratings and so accord with the Practice Guidance. All energy used
within the proposed dwelling would be from renewable sources apart from a small
amount of LPG which is allowable under the Practice Guidance. The export of
electricity to the National Grid is also advantageous. It is considered that the
proposed dwelling would achieve zero carbon in construction and use.

- Community Impact Assessment
TAN 6 policy requires the identification of possible impacts of the OPD upon the
surrounding community together with any mitigation measures for adverse impacts.

It is clear from the management plan that the Applicant’s proposals centre on and
around the site, including most of their social network. The only detraction, as
highlighted in the plan is the current travel to Chester for the Applicant, although in
2014 she advised that she is likely to give up her work in Chester in the near future in
favour of more local work. It is not known if she has done this to date.

The essential criteria for community impacts are that: “there is a thorough assessment
of all impacts of the proposals on neighbouring communities. One Planet
Development in the open countryside should not impact negatively on neighbouring
communities. Any negative impacts are mitigated.”

In officers’ view, these criteria are considered satisfied.

- Transport and Travel Plan

The site is one mile from the village of Glyndyfrdwy and some four miles north-west of
the outskirts of Llangollen. There is a bus stop in Glyndyfrdwy which services Corwen,
Wrexham and Barmouth on a regular basis.

The transport plan splits the vehicle use into domestic and non-domestic journeys.
For an OPD there are more vehicles than would be expected under the conventional
understanding of minimising the use of non-renewable resources. Two domestic
vehicles are itemised: a car and a motorhome; and a Land Rover and two tractors for
use relating to land-based work. The Applicant advised that they use a horse and cart
to travel locally and make some deliveries.

For monitoring purposes each vehicle journey would need to be logged, accompanied
by details and justification of the journey. This would then help to identify where
reductions might be made in the future when analysing the annual data.

It is indicated that the number of vehicles on the development is likely to be reduced
over time and the Applicant anticipates finishing work in Chester (11,500 miles/year)
which will significantly reduce travel within the household and accords with OPD
principles.

Other OPD Policy Requirements:

- Ecological Footprint Analysis

The Ecological Footprint Analysis (EFA) is the tool by which the Ecological Footprint
of the occupants on the site is assessed both at the outset and as part of on-going
monitoring of the management plan. Paragraph 4.15.1 of TAN 6 states

“One Planet Development is potentially an exemplar type of sustainable
development. One Planet Developments should initially achieve an ecological
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footprint of 2.4 global hectares per person or less in terms of consumption
and demonstrate clear potential to move towards 1.88 global hectare target
over time.”

The Practice Guidance states in the introduction at paragraph 1.5 that an ecological
footprint of 1.88gha per person is “a very challenging but necessary target.”

The Applicants have calculated that they have an ecological footprint of 1.43gha per
person already (excluding the 11,500 miles travelling to Chester), with a suggestion
that this will decrease to 1.28gha per person after five years. EFA methodology only
takes into account domestic consumption, but clearly in order to produce an income
from the site there is a need for non-domestic activities to be undertaken as part of an
OPD. Whilst large, the dwelling would be almost entirely run on renewable energy
sources, although there are substantial non-renewable energy sources associated
with the woodland work. In as much as the EFA relates solely to domestic
consumption, the requirements of the Practice Guidance are satisfied.

- Phasing, Monitoring and Exit Strategy

Although slightly out of date, the phasing of the project has been identified and
appears logical. Updated information was requested from the Applicants in relation to
the annual monitoring however they declined to provide this as despite living on the
site they have not fully implemented the OPD project. Going forward, the
management plan enables the occupants to monitor progress against the early
targets in the annual report that might be produced in the future.

The monitoring strategy clearly identifies that the occupants are aware of the
commitment to detailed record keeping of all activities on the holding. Although some
baselines were not provided and so the current position will be acknowledged rather
than progress being monitored against the current position in their absence.

The exit strategy also acknowledges the actions which need to be taken in the event
of a failure of the OPD and details the means of disposal of all the various
components of the proposed dwelling.

In conclusion, whilst there are some areas for concern raised by the Council’s
Agricultural Advisor and Officers, it is considered that overall the applicant has put
forward a sufficiently detailed Management Plan, which has covered the criteria set
out in the TAN 6 Practice Guidance. Having regard to the details, it would be difficult
for Officers to argue against the application based on the planning policy
requirements. The balancing of the case needs to be on consideration the evaluation
of the principles set out in this section of the report and the other material
considerations set out in the following sections.

Visual amenity, impact on AONB

Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making
planning decisions (material considerations) must be planning matters; that is, they
must be relevant to the regulation of the development and use of land in the public
interest, towards the goal of sustainability. Para 4.11.9 confirms that the visual
appearance of proposed development, its scale and its relationship to its
surroundings and context are material planning considerations.

Policy VOE 2 requires assessment of the impact of development within or affecting
the AONB and AOB, and indicates that this should be resisted where it would cause
unacceptable harm to the character and appearance of the landscape and the
reasons for designation.

The AONB Joint Committee have asked for careful attention to use of materials and
to consideration of controls over external lighting.

The various elements of the scheme would be spread over woodland above

Glyndyfrdwy within the AONB, including a dwelling and a range or temporary and
permanent structures of varying scales. As discussed previously, the landscape and
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visual impacts are not anticipated to be significant, although it would be appropriate to
consider attaching conditions to control external materials lighting and to oblige
improvements to boundary treatments.

It is therefore considered that subject to suitable controls, the OPD in this location
would not be unacceptable in respect of visual and landscape impacts, and as such
the proposal would not be out of accord with the policies and guidance referred to.

Residential amenity

Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making
planning decisions (material considerations) must be planning matters; that is, they
must be relevant to the regulation of the development and use of land in the public
interest, towards the goal of sustainability. The residential amenity impacts of a
development proposal are a material consideration.

There are no representations on the application raising residential amenity issues.

Officers are satisfied that the proposal would not unacceptably impact on residential
amenity or residential visual amenity.

Highways (including access and parking)

Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making
planning decisions (material considerations) must be planning matters; that is, they
must be relevant to the regulation of the development and use of land in the public
interest, towards the goal of sustainability. The residential amenity impacts of a
development proposal are a material consideration.

The application includes details of access and it is proposed that a new access to
serve the property would be created as a spur off the existing private drive leading to
the main farmhouse.

Corwen Town Council have expressed concerns over the access.
Highways Officers have raised no objection to the proposed access arrangements.

In noting the comments of the Town Council, Officers do not consider there are
significant issues over access to this site. The Highway Officers have no objections.
Having regard to the size of the site, it is reasonable to assume that sufficient parking
provision can be provided within the curtilage.

Officers would therefore conclude the proposal would not adversely impact on
highway safety and the proposal is considered to be in compliance with the policies
and guidance.

Other matters

Well — being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the
Council not only to carry out sustainable development, but also to take reasonable
steps in exercising its functions to meet its sustainable development (or well-being)
objectives. The Act sets a requirement to demonstrate in relation to each application
determined, how the development complies with the Act.

The report on this application has been drafted with regard to the Council’s duty and
the “sustainable development principle”, as set out in the 2015 Act. The
recommendation takes account of the requirement to ensure that present needs are
met without compromising the ability of future generations to meet their own needs. It
is therefore considered that there would be no significant or unacceptable impact
upon the achievement of well-being objectives as a result of the proposed
recommendation.
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5. SUMMARY AND CONCLUSIONS:
5.1 This is the first application of its kind to be submitted in Denbighshire. The report attempts to
outline the complex considerations to be applied to One Planet Developments, which are very
different to those familiar to members in assessing traditional ‘rural enterprise dwellings’.

5.2 Officers have taken advice from Reading Agricultural Consultants on the OPD proposal as
they have advised local planning authorities on similar schemes across Wales. They have
concluded that the submission has correctly identified all the aspects of an OPD and a
sufficient level of detail has been provided in most areas to assist in the understanding of the
operation.

5.3 Members will note that Reading have raised some questions in relation to the scheme, which
have been answered by the Applicants, although it is acknowledged that some uncertainties
remain, arising primarily from the nature of the land based activity associated with the use
and some of the long term aspirations of the Applicants.

5.4 It has to be recognised that there is a high level of risk associated with an OPD as the
applicants have only a 5 year period to prove they are operating under the approved
Management Plan and meeting the targets set. Annual monitoring is also required, obliging
the Applicants to submit a significant amount of data to the local planning authority ranging in
detail from use of resources to car journeys. Should the OPD fail, the applicants are required
to implement an ‘exit strategy’, which would essentially mean dismantling the dwelling and
ceasing residential use of the site.

5.5 In conclusion, as the Applicants are willing to take a significant risk in developing the OPD
and the dwelling, and there is a clear onus on them to conduct an ongoing monitoring process
to prove the ongoing viability of the OPD, with the requirement for an ‘exit strategy’ after 5
years if the enterprise fails, Officers conclusion is that it would be reasonable to adopt the
principle in TAN 6 and the Guidance to give any ‘benefit of the doubt’ to the Applicants and to
offer a positive recommendation.

5.6 The recommendation is therefore subject to the imposition of planning conditions that
permission be granted.

RECOMMENDATION: GRANT- subject to the following conditions:-

1. The development to which this permission relates shall be begun no later than 14th March
2023.
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 east elevations (dwelling) (Drawing No. 2.4) received 5 February 2016
(ii) Proposed south and west elevations (dwelling) (Drawing No. 2.5) received 5 February
2016

(iii) Proposed roof plan (dwelling) (Drawing No. 2.3) received 5 February 2016

(iv) Proposed ground floor plan (dwelling) (Drawing No. 2.1) received 5 February 2016
(v) Proposed first floor plan (dwelling) (Drawing No. 2.2) received 5 February 2016

(vi) Proposed section (dwelling) (Drawing No. 2.6) received 5 February 2016

(vii) Proposed elevations and floor plan (earth sheltered greenhouse) (Drawing No. 3.2)
received 5 February 2016

(viii) Proposed elevations (drying shed) (Drawing No. 3.3) received 5 February 2016

(ix) Proposed floor plan (drying shed) (Drawing No. 3.4) received 5 February 2016

(x) Proposed elevations and floor plan
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10.

11.

The use of the site shall be carried out in accordance with the management objectives set out
in the Ty Coed One Planet Development Management Plan 2016 and subsequent information
submitted to the Local Planning Authority in support of the application on 7th October 2017,
including monitoring requirements and exit strategy provisions should the One Planet
Development objectives not be achieved.

For the avoidance of doubt the phased requirements for monitoring and information required
shall be:

a) an annual monitoring report, to be submitted on or before the 15th March each year,
reporting on the criteria being monitored. Within the annual monitoring report, there shall be a
short commentary on changes made since the previous year that are likely to increase or
decrease the Ecological Footprint of the OPD household and other footprints, equivalent to a
short EFA progress report. In the event that the report identifies that any objective has not
been met a supplementary report setting out corrective or mitigating measures shall be
submitted to the local planning authority no later than the 15th June of that year. Those
measures shall be implemented in accordance with the supplementary report.

b) a re-run of the Ecological Footprint Analysis in year three (15th March 2021) to
assess whether the Ecological Footprint of the site is on course to meet the identified target of
2.4 global hectares per person (gha) by year five.

C) a resubmission of the Management Plan in year five (15th March 2023) accompanied
by a separate EFA that identifies if the target of 2.4 gha has been achieved.

Thereafter the sequence shall be retained with (a) an annual monitoring report and
accompanying EFA progress report; (b) a full EFA in the third year (36 months) after the last
management plan; and (c) a revised management plan and accompanying EFA at year 5 (60
months since submission of the last management plan). In each case the EFA should indicate
an Ecological Footprint below 2.4 global hectares per person.

For the avoidance of doubt, in the event that the One Planet Development fails to achieve one
of more of the essential characteristics of One Planet Development specified in the
Management Plan at the end of the first period of review (five years), the exit strategy shall be
implemented, which will result in the dismantling of the dwelling and the cessation of the
residential use at the site.

The occupation of the dwelling shall be limited to the persons identified in the Ty Coed One
Planet Development Management Plan as undertaking the land-based activities on the land
associated with that dwelling and to any resident dependants. The dwelling shall be the sole
residence of its occupants.

Notwithstanding the approved plans, no development shall be permitted to take place on the
OPD dwelling until the written approval of the local planning authority has been obtained to
the details of site levels and sections. The development shall be carried out in accordance
with the approved details.

Notwithstanding the approved plans, no development shall be permitted to take place on the
OPD dwelling until the written approval of the local planning authority has been obtained to a
scheme of hard and soft landscaping specifically aimed at enhancing boundary screening for
the Ty Coed plot from neighbouring occupiers and wider views. The landscaping plan shall be
implemented in the first planting season following the occupation of the dwelling and shall be
maintained thereafter.

No development shall be permitted to commence on the external faces of the walls and roof
of the dwelling until the written approval of the Local Planning Authority has been obtained to
the details of all the materials and finishes it is proposed to use thereon, including, where
relevant, the texture, type and colour of the finish.

No external lighting shall be installed on the site until the written approval of the Local
Planning Authority has been obtained to the detailing thereof. The lighting shall be installed in
accordance with the details approved under this condition.

Notwithstanding the provisions of schedule 2, part 1, class E of the Town and Country
Planning (General Permitted Development) Order 1995 (as amended for Wales) (or any order
revoking and re-enacting that order with or without modification), no buildings shall be erected
other than those expressly authorised by this permission.
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The reasons for the conditions are:-

To comply with the provisions of Section 91 of the Town and Country Planning Act 1990.

For the avoidance of doubt and to ensure a satisfactory standard of development.

3. To ensure the development is implemented in compliance with the One Planet Development
Policy.

4. To ensure the development is implemented in compliance with the One Planet Development
Policy.

5. In the interests of clarity and to ensure the development is implemented in compliance with
the One Planet Development Policy.

6. To ensure the development is implemented in compliance with the One Planet Development
Policy.

7. In the interest of visual amenity and the sensitive location of the site in the AONB.

8. In the interest of visual amenity and the sensitive location of the site in the AONB.

9. In the interest of visual amenity and the sensitive location of the site in the AONB.

10. In the interest of visual amenity and the sensitive location of the site in the AONB.

11. To protect the character and appearance of the dwelling and its setting and the amenity and
appearance of the AONB.

NOTES TO APPLICANT:

None
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Denise Shaw

WARD : Llandyrnog

WARD MEMBER: Clir Merfyn Parry

APPLICATION NO: 09/2018/0019/ PF

PROPOSAL: Erection of extension to dwelling and associated works
LOCATION: Ysgubor Isaf Bodfari Denbigh

APPLICANT: Mr & Mrs Brian And Karen Jones

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 Member request for referral to Committee

CONSULTATION RESPONSES:
ABERWHEELER COMMUNITY COUNCIL
No reply received at the time of writing report.

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

“The Joint Committee is concerned that there is no substantive difference in the scale and form
of this extension to that which was refused permission in 2016 (Code No: 9/2016/0064) on the
grounds of excessive scale and inappropriate design. Permission was subsequently granted for
a more modestly sized extension to this small converted former agricultural outbuilding (Code
No: 9/2016/0346), which is extant. In addition, the committee maintains its position that the site
should be enclosed by a traditional hedge and selected hedgerow trees comprising native local
species to ensure that the development is better integrated into its rural setting.”

RESPONSE TO PUBLICITY: None.
EXPIRY DATE OF APPLICATION: 08/03/2018
REASONS FOR DELAY IN DECISION (where applicable):
. awaiting consideration by Committee
PLANNING ASSESSMENT:
1. THE PROPOSAL:
1.1 Summary of proposals

1.1.1 The application proposes the erection of an extension to a dwelling Ysgubor Isaf in
Bodfari.

1.1.2 The extension is proposed on the northern side of the dwelling. The stated
dimensions on the proposed layout plan indicates it would project 4.7m to the north of
the existing building and extend to some 10.75m in length (5m of which would be
forward of the existing building line). The details can be seen on the plans at the front
of the report.
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1.1.3 The existing dwelling is a single storey building. The proposed extension would be
two storey, as the site would be excavated to accommodate a lower storey projecting
forward of the existing building.

1.1.4 The extension would comprise of a kitchen, dining and living area on the ground floor
with a utility, shower and lobby/hall at the lower level.

1.1.5 As aresult of the extension, the footprint of the dwelling will appear as an L shape
(see plans on the front of the report).

1.2 Description of site and surroundings
1.2.1 The dwelling is located in the open countryside to the east of the village of Bodfari.

1.2.2 ltis sited on the northern side of a small group of 5 houses accessed off a lane which
runs between Aberwheeler and the A541 Mold Road.

1.2.3 The land slopes eastwards from the road up towards the dwelling.

1.2.4 Ysgubor Isaf is a single storey former outbuilding which Officers understand has been
converted in the last couple of years following the grant of permission in 2008. It is a
very simple stone structure with a slate roof.

1.2.5 Planning permission was granted in 2016 for a smaller extension to the dwelling,
which is currently under construction.

1.3 Relevant planning constraints/considerations
1.3.1 The site is located outside any Development Boundary as defined in the Local
Development Plan.

1.3.2 The site is within the Clwydian Range and Dee Valley Area of Outstanding Natural
Beauty.

1.4 Relevant planning history
1.4.1 Planning permission was originally granted in February 2008 for the conversion of the
outbuilding to a one bedroom residential unit.

1.4.2 An application for an extension of similar form and footprint to that now proposed was
refused in March 2016 (09/2006/0064). The reason for refusal was based on the
design, scale and location, which it was considered would have an adverse impact on
the character and appearance of the existing dwelling and the surrounding open
countryside and AONB. The refused plans are included at the front of the report

1.4.3 Arevised application was subsequently submitted for a smaller extension with
simplified window detailing (09/2016/0346), which was subsequently granted by
Planning Committee in May 2016 contrary to officer recommendation. This extension
is currently under construction. The details are also at the front of the report.

1.5 Developments/changes since the original submission
1.5.1 None.

1.6 Other relevant background information
1.6.1 Clir Merfyn Parry has requested this application be considered at Committee, to allow
assessment of visual impact issues.

1.6.2 The proposed extension has very similar dimensions to the refused 2016 scheme.

1.6.3 The currently proposed extension projects some 2.5m further forward than the
consented 2016 scheme
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2. DETAILS OF PLANNING HISTORY:
2.1 09/2007/1056 Conversion of redundant outbuilding to dwelling. Granted 20 Feb 2008

2.2 09/2016/0064 Erection of extensions to side and rear of dwelling. Refused 09 March 2016
under Officers’ delegated powers for the following reason:
“It is the opinion of the Local Planning Authority that the proposed extension would, by virtue
of its design, scale and location have an adverse impact on the character and appearance of
the existing dwelling and the surrounding open countryside and AONB. Therefore the
proposal is considered to be in conflict with criteria i) and criteria ii) of policy RD3 and VOE2
of the Denbighshire County Council Local Development Plan and advice contained within
Planning Policy Wales paragraph 4.11.9 and Denbighshire SPG 1 - Extensions to Dwellings
and SPG 24 - Householder Development Design Guide”.

2.309/2016/0346. Erection of extension to side and rear of dwelling (re-submission). Granted 24
May 2016 following consideration at Planning Committee on 18 May 2016 were Committee
resolved that permission be granted contrary to officer recommendation for the reason that
the extension would not have any adverse impact on the neighbouring properties or the
environment.

As noted above, the proposed elevation and ground floor plans for both the refused 2016 and
consented 2016 schemes are provided are the front of this report for comparison.

3. 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 RD3 — Extensions and alterations to existing dwellings
Policy VOE2 — Area of Outstanding Natural Beauty and Area of Outstanding Beauty

3.2 Supplementary Planning Guidance
Residential Development SPG

3.3 Government Policy / Guidance
Planning Policy Wales (Edition 9) November 2016
Development Control Manual November 2016

3.4 Other material considerations
4., MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 9, 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' (PPW section 3.1.3). 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 (PPW section
3.1.4).

Development Management Manual 2016 states that material considerations 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 (DMM section
9.4).

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 and impact on the AONB
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413

Residential amenity

4.2 In relation to the main planning considerations:

421

422

Principle

Policy RD 3 of the Local Development Plan relates specifically to proposals for the
extension and alteration of existing dwellings, and states that these will be supported
subject to compliance with detailed criteria. Policy RD1 supports development
proposals within development boundaries providing a range of impact tests are met.
The Residential Development SPG offers basic advice on the principles to be adopted
when designing domestic extensions and related developments.

The principle of appropriate extensions and alterations to existing dwellings is
therefore acceptable. The assessment of the specific impacts of the development
proposed is set out in the following sections.

Visual amenity and impact on AONB

Criteria i) of Policy RD 3 requires the scale and form of the proposed extension or
alteration to be 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 a
proposal is sympathetic in design, scale, massing and materials to the character and
appearance of the existing building. Criteria iii) of Policy RD3 requires that a proposal
does not represent an overdevelopment of the site.

The impact of the proposals on visual amenity is therefore a basic test in the policies
of the development plan. Local Development Plan Policy VOE 2 requires assessment
of the impact of development within or affecting the AONB and AOB, and indicates
that this should be resisted where it would cause unacceptable harm to the character
and appearance of the landscape and the reasons for designation.

The Residential Development SPG states extensions should take into account the
size, form and style of the original dwelling and, in the case of small rural properties
with limited floorspace, proposals may come forward for large extensions which could
dwarf the original.

The AONB Joint Committee consider there is no substantive difference in the scale
and form of this extension to that which was refused permission in 2016 (Code No:
9/2016/0064) on the grounds of excessive scale and inappropriate design. In addition,
the AONB committee maintains its position that the site should be enclosed by a
traditional hedge and selected hedgerow trees comprising native local species to
ensure that the development is better integrated into its rural setting.

No landscaping scheme has been included with the application, however Officers
consider this could be adequately addressed through planning conditions, similar to
those imposed on 2016 consent.

The original building is a small, single storey converted former agricultural
outbuilding. Permission was granted for a modest extension in May 2016, which
projects some 2.5m forward of the building line, and Officers therefore acknowledge
the acceptability of an extension which projects forward of the building line has
already been established through the grant of that permission.

However, the extension currently proposed would project some 5m forward of the
building line, which is double the projection of the consented scheme, and as a
result, Officers consider the extension would appear to over dominate the existing
dwelling, in particular when viewed from the side as illustrated on the proposed side
elevation plans.

Officers therefore consider that due to the scale of the proposed two storey extension,
projecting 5m forward of the building line (some 2.5m further forward than the
consented scheme), and due to the location of the proposed extension which would
be clearly visible from the highway to the west, that the proposed extension would
appear an over-dominant feature and could not be considered to be sympathetic or

Tudalen 96



subservient to the existing dwelling or the original building.. The proposals in turn
would have an unacceptable impact on the site and surroundings. It is therefore
considered that the scheme is contrary to the requirements of criteria i) and criteria ii)
of Policy RD3, VOE 2 and advice contained the Residential Development SPG.

4.2.3 Residential amenity
Local Development Plan Policy VOE 2 requires assessment of the impact of
development within or affecting the AONB and AOB, and indicates that this should be
resisted where it would cause unacceptable harm to the character and appearance of
the landscape and the reasons for designation
There are no representations raising residential amenity issues.

No representations have been received raising concerns regarding the residential
amenity impacts.

Having regard to the scale, location and design of the proposed development, it is
considered that the proposals would not have an unacceptable impact on residential
amenity of the adjacent occupiers. The proposals therefore comply with the policies
and guidance listed above relating to amenity.

Other matters

Well — being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the
Council not only to carry out sustainable development, but also to take reasonable
steps in exercising its functions to meet its sustainable development (or well-being)
objectives. The Act sets a requirement to demonstrate in relation to each application
determined, how the development complies with the Act.

The report on this application has been drafted with regard to the Council’s duty and
the “sustainable development principle”, as set out in the 2015 Act. The
recommendation takes account of the requirement to ensure that present needs are
met without compromising the ability of future generations to meet their own needs. It
is therefore considered that there would be no significant or unacceptable impact
upon the achievement of well-being objectives as a result of the proposed
recommendation.

5. SUMMARY AND CONCLUSIONS:
5.1 1t is the opinion of Officers that the proposal fails to comply with the relevant Local
Development Plan policies and guidance relating to extensions and the AONB, it is therefore
recommended for refusal

RECOMMENDATION: REFUSE- for the following reason:-

1. It is the opinion of the Local Planning Authority that the proposed extension would, by virtue of
its design, scale, form and location have an adverse impact on the character and appearance
of the existing dwelling and the surrounding open countryside and AONB. The proposal is
considered to be in conflict with criteria i) and criteria ii) of policy RD3 and VOE2 of the
Denbighshire County Council Local Development Plan, and advice contained within Planning
Policy Wales paragraph 4.11.9 and Denbighshire Residential Development SPG.
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WARD:

AELOD WARD:

RHIF Y CAIS:

CYNNIG:

LLEOLIAD:

Eitem Agenda 8

Llandyrnog

Cyng. Merfyn Parry (c)

18/2017/1225/ PO

Datblygu 0.09 hectar o dir trwy adeiladu annedd menter wledig,
gosod tanc septig newydd a gwaith cysylltiedig (cais amlinellol

gan gynnwys mynedfa)

Fferm Glan y Wern, Ffordd Eglwyswen, Llandyrnog, Dinbych
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Denise Shaw

WARD : Llandyrnog

WARD MEMBER: Councillor Merfyn Parry (c)

APPLICATION NO: 18/2017/1225/ PO

PROPOSAL: Development of 0.09 ha of land by the erection of a rural

enterprise dwelling, installation of a new septic tank and
associated works (outline application including access)

LOCATION: Glan Y Wern Farm Whitchurch Road Llandyrnog Denbigh
APPLICANT: Mr Huw Jones A & M Evans Farms Co. Ltd.
CONSTRAINTS: None

PUBLICITY Site Notice - No

UNDERTAKEN: Press Notice - No

Neighbour letters - Yes

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

o Referral by Head of Planning / Development Control Manager

CONSULTATION RESPONSES:
LLANDYRNOG COMMUNITY COUNCIL
“This application was presented in outline form and there was no justification included in the
information received from DCC that would allow members to make an informed decision”

Officer note - Officers have explained to Community Council Clerk that the Authority could not
make the justification statement publically available due to sensitive financial information which
was contained within it, however Officers also explained that the Council’'s independent
agricultural consultant would assess the information provided and make a recommendation to
the Council against the tests set out in Welsh Government Technical Advice Note 6 (TANG))

NATURAL RESOURCES WALES
— No objection.

DENBIGHSHIRE COUNTY COUNCIL CONSULTEES -
- Highways Officer — No objection

- Independent Agricultural Consultant —

Reading Agricultural Consultants Ltd (RAC) have been instructed by Denbighshire County
Council to prepare an independent agricultural appraisal to consider whether there is sufficient
agricultural justification for the dwelling on the basis of the tests set out in Technical Advice
Note 6 (TAN 6).

RAC has assessed the application against the tests set out in TAN 6, and the independent
appraisal concludes:

i) there is a functional need for a second full-time worker to live on or close to the farm;

i) the proposed dwelling would be occupied by a full-time worker;

iii) the business has been established for three years;

iv) the business is profitable and considered as financially sustainable now and into the future;
v) the proposed dwelling is larger than would be expected for a second dwelling on a holding;
and

vi) there are no suitable dwellings for sale in adequate proximity to the farm buildings.
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RESPONSE TO PUBLICITY:

In objection
Representations received from:

Mark Griffiths, Glan y Wern Hall, Llandyrnog
J & G Scott, Glan y Wern Cottage, Llandyrnog

Summary of planning based representations in objection:

Principle of allowing a second dwelling on a farm — would set a precedent that any farm should
be allowed to erect a second dwelling on its land on any change of ownership or retirement of
an existing farmer. What would prevent the process being repeated on each subsequent sale
or retirement? Every farm in the county could gradually develop into a hamlet.

Use of land - concern that the farm is being used to store heavy construction plant which is not
an agricultural use, and which undermines the agricultural need for an additional dwelling.

Residential amenity — concerns relating to the proximity to neighbouring properties / visual
impact when viewed from these properties

EXPIRY DATE OF APPLICATION: 05/03/2018

EXTENSION OF TIME AGREED? Please insert date

REASONS FOR DELAY IN DECISION (where applicable):

awaiting consideration by Committee

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

111

1.1.2

1.1.3

1.14

1.15

The application is seeking outline consent for a second agricultural workers dwelling, on
land to the south east of the main building complex at Glan y Wern Farm.

The proposed site plan shows the proposed access to serve the new dwelling leading
from the existing farm driveway, and also shows the proposed layout of the dwelling,
and boundary treatment. The plan states the upper and lower limits of the dwelling to be
the following:

Dimensions Lower Limit Upper Limit

Width 11.00m 12.00m
Depth 8.00m 8.50m
Height to Eaves 4.50m 5.00m
Height to Ridge 6.75m 7.25m

The total floor area of the proposed new dwelling would be a maximum of 200m2

Detalils relating to the design and appearance of the dwelling are not included with the
application, and would therefore be reserved matters for future approval.

The proposed site plan shows the site would be enclosed by a timber post and wire
fence with native hedge planting around the perimeter. No other landscaping details are
provided.

Foul water is proposed to discharge to a septic tank with associated sub-surface
irrigation pipework and surface water is proposed to drain to soakaways and percolation
test results have been submitted in support of the application to demonstrate ground
conditions are suitable for soakaways.
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1.1.6 The application is supported by a confidential agricultural business appraisal prepared
by Kite Consulting which seeks to set out the justification for the proposed agricultural
workers dwelling. It states:

The farming enterprise is a limited company owned by Huw and Bethan Jones, who
reside at the existing Glan y Wern farmhouse and Arwyn and Mari Evans, who currently
reside off-site.

Agricultural business appraisal states the farming resources consist of the following:

e Glan Y Wern - a house, buildings, 77 owned hectares, 16 hectares owned Treuddyn
near Mold and 5 hectares owned near Ruthin.

o A further 16 hectares of rented land that adjoins Glan Y Wern with an option to buy
this land after March 2017.

o A further 243 hectares of rented grazing land, held on various agreements which are
mainly annual but have been held for many years.

e 2,320 breeding ewes producing finished and replacement lambs plus 515
replacement breeding lambs.

e 298 rearing and finishing cattle which are either purchased as calves or weanlings
and are reared to be sold as forward stores

e Most land is grassland

e A suitable range of machinery for the scale of the operation.

Beef Enterprise
e Over 260 calves and weanlings are purchased by the business annually, which are

then reared to be sold as finished animals or forward stores.
e During the winter months all of the cattle are housed at Glan Y Wern.

e Cattle are purchased all year round, approximately half of the cattle purchased are
calves which are reared indoors at Glan Y Wern prior to weaning and turnout.

e The young calves require around the clock attention, individual milk powder feeding
and monitoring for diseases such as pneumonia etc.

e Circumstances requiring rapid human intervention with calves in includes: naval or
joint-ill; pneumonia; scour (Enteritis).

Sheep Enterprise

e The main aim with the 2,835 strong (including ewe lambs) Glan Y Wern flock is to
produce finished lambs that will reach around 40 kg live weight off grass / creep in
June to January the following year.

e The ewes are lambed in batches indoors at Glan Y Wern. Lambing begins in
February and the main flock is lambed in around 3 months. Lambing is a critical time
for the business and the family monitor the flock throughout the day and night during
this period

e Circumstances requiring rapid human intervention with breeding ewes includes:
lambing; breach birth; lamb suffocation; uterine prolapse; weak lambs; tramping and
miss-mothering.

The agricultural appraisal states there is an overall agricultural labour unit
requirement equivalent to 6.7 full time workers and it includes a full financial review of
the agricultural enterprise, which seeks to demonstrate the farming business is
financial viable, and is capable of funding the build costs of the dwelling proposed.

Due to the high stock numbers, it is argued there is a need for more than one person

to be available on the farm to deal with lambing, cattle and calf health and other
emergencies, and therefore a second agricultural workers dwelling is required. It is
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2.

3.

proposed the business partners who currently reside off-site would occupy the
proposed second agricultural workers dwelling.

1.2 Description of site and surroundings
1.2.1 Glany Wern Farm is situated on the outskirts of Llandynrog, approximately 1.6km to
the north from the village centre and is accessed via a long private driveway leading
from existing vehicular access off the Whitchurch Road approximately 0.65km to the
south of the application site.

1.2.2 The proposed dwelling would be approximately 110m to the south east of the existing
farmhouse and would be adjacent to existing agricultural buildings and hardstandings.

1.2.3 The site is an undeveloped open field which is not currently enclosed by any existing
hedgerows or other boundary treatments.

1.2.4 The closest unrelated residential properties are Glan y Wern Cottage some 195m to the
south-west and Glan y Wern Hall, some 260m to the south west. Hafan Dawel is
located some 600m to the south-east.

1.3 Relevant planning constraints/considerations
1.3.1 The site is unannotated land outside of any development boundaries defined in the
Local Development Plan.

1.3.2 The site is within the Vale of Clwyd Historic Landscape.
1.3.3 Theland is Grade 1 Agricultural Land.

1.4 Relevant planning history
1.4.1 Thereis a record of agricultural related developments and householder consents at the
existing farm and farmhouse which are not considered to be of relevance to the current
application.

1.4.2 A replacement farmhouse was consented in 1990.

1.4.3 A previous application for an agricultural workers dwelling in the field opposite to the
application was withdrawn in March 2017. The current application is a resubmission of
this application, albeit in a different location within the farm holding.

1.5 Developments/changes since the original submission
1.5.1 None

1.6 Other relevant background information
1.6.1 A private individual has raised concerns regarding the farm being used to store heavy
construction plant which is not an agricultural use. Whist this is a matter unrelated to the
merits of the current application, Officers have recently investigated complaints relating
to unauthorised development / use of land at Glan y Wern Farm and no breach of
planning was identified at the time.

DETAILS OF PLANNING HISTORY:
2.1 28/11238. Demolition of existing farmhouse and erection of replacement. Granted 25/05/1990

2.218/2016/1245. Development of land by the erection of an agricultural workers dwelling
Withdrawn 27/03/2017

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 PSE5 — Rural economy
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3.2 Supplementary Planning Guidance
Residential Development SPG
Residential Space Standards SPG
Parking Requirements in New Developments SPG

3.3 Government Policy / Guidance
Planning Policy Wales (Edition 9) November 2016
Development Control Manual November 2016
Technical Advice Note 6: Planning for Sustainable Rural Communities (TAN 6)
Rural Enterprise Dwelling Practice Guidance Note

3.4 Other material considerations
MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 9, 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' (PPW section 3.1.3). 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 (PPW section
3.1.4).

Development Management Manual 2016 states that material considerations 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 (DMM section
9.4).

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 Tests for rural enterprise dwellings

4.1.3 Impact on the best and most versatile agricultural land
4.1.4 Visual amenity

4.1.5 Residential amenity

4.1.6 Highways (including access and parking)

4.1.7 Open Space

4.2 In relation to the main planning considerations:
4.2.1 Principle
Policy PSE 5 of the Local Development Plan states that in In order to help to sustain
the rural economy, commercial development including agricultural diversification will
be supported subject to detailed criteria, and employment proposals for new build
outside of development boundaries will be supported provided the following criteria

are met:

i) the proposal is appropriate in scale and nature to its location; and

ii) any suitable existing buildings are converted or re-used in preference to new
build; and

iii) proposals for new buildings are supported by an appropriate business case

which demonstrates that it will support the local economy to help sustain local
rural communities.

Planning Policy Wales has limited content relevant to the consideration of agricultural
workers dwelling applications. Paragraph 4.6.3 explains that Welsh Government'’s
priorities for rural areas are to secure:
e sustainable rural communities with access to affordable housing and high
quality public services;
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e athriving and diverse local economy where agriculture-related activities are
complemented by sustainable tourism and other forms of employment in a
working countryside; and

e an attractive, ecologically rich and accessible countryside in which the
environment and biodiversity are conserved and enhanced.

The section goes on to say that the countryside is a dynamic and multi-purpose
resource and refers to the need to enhance its agricultural value. For the
government’s aims and priorities to be realised it will be essential that social,
economic and environmental policies are fully integrated.

Technical Advice Note 6 (TANBG) is the key Welsh Government document of
relevance to the considerations to be given to applications for agricultural workers
dwelling applications. Section 4.3 deals with rural enterprise dwellings and states as
follows:

“One of the few circumstances in which new isolated residential development in the
open countryside may be justified is when accommodation is required to enable rural
enterprise workers to live at, or close to, their place of work. Whether this is essential
in any particular case will depend on the needs of the rural enterprise concerned and
not on the personal preference or circumstances of any of the individuals involved.
Applications for planning permission for new rural enterprise dwellings should be
carefully assessed by the planning authority to ensure that a departure from the usual
policy of restricting development in the open countryside can be fully justified by
reference to robust supporting evidence.”

The following sections of TAN 6 provide detailed guidance to local planning
authorities for the consideration of applications for new agricultural dwellings.
Paragraph 4.4.1 of TAN 6 considers new dwellings on established enterprises and
states:

“New permanent dwellings should only be allowed to support established rural
enterprises providing:

a. there is a clearly established existing functional need;

b. the need relates to a full-time worker, and does not relate to a part-time
requirement;

c. the enterprise concerned has been established for at least three years, profitable
for at least one of them and both the enterprise and the business need for the job, is
currently financially sound, and has a clear prospect of remaining so;

d. the functional need could not be fulfilled by another dwelling or by converting an
existing suitable building already on the land holding comprising the enterprise, or
any other existing accommodation in the locality which is suitable and available for
occupation by the worker concerned; and

e. other normal planning requirements, for example siting and access, are satisfied.

Additional guidance on matters to consider is provided in Welsh Government's
Practice Guidance Note for TAN 6 Rural Enterprise Dwellings.

In summary, the Development Plan policy, Planning Policy Wales, and the contents
of TAN6 make provision for the development of rural enterprise dwellings, subject to
key tests being met. The tests are reviewed in the following sections of the report.

4.2.2 Tests for rural enterprise dwellings
In assessing the case for the dwelling in respect of the TAN 6 tests, the Council’s
Agricultural Consultant has carried out an independent agricultural appraisal to
consider whether there is sufficient agricultural justification for the dwelling on the
basis of the tests set out in Technical Advice Note 6 (TAN 6).
In summary, in relation to the TANG tests, the independent agricultural appraisal
concludes the following :-
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(a) The Functional Need Test
Given the significant numbers of livestock, it is considered that there is a functional
need for an additional full-time worker.

(b) The Labour Requirement

The holding generates a significant theoretical labour requirement. Given the large
number of sheep lambing over an extended period and the rearing of purchased
calves, it is considered that there would be a need for two full-time workers on the
holding.

The proposed dwelling would be occupied by a full-time worker agricultural worker,
thereby meeting the test.

(c) The Financial Test
The business appears to be currently financially sound with a good prospect of
remaining so into the future, thus meeting Points iii) and iv) of the financial test.

However, a point of caution is raised with regards to the size of the dwelling, which is
proposed to have an indicative floor area of 200sqg.m.

Paragraph 4.10.2 of TAN 6 considers the dwelling size:

e A financial test is also necessary to assess the size of dwelling which the
enterprise can afford to build and maintain. Dwellings which are unusually large in
relation to the needs of the enterprise, or unusually expensive to construct in relation
to the income it can sustain in the long-term, should not be permitted. It is the
requirements of the enterprise rather than of the owner or occupier which are relevant
to determining the size of dwelling that is appropriate.”

Whilst neither TAN6 nor the accompanying Guidance Notes provide precise details
on maximum acceptable sizes for rural enterprise workers’ dwellings, appeal
decisions have consistently noted that such dwellings should relate to the needs of
the business rather than the personal requirements of the owner or occupier — the
fact that the applicants “value their space and comfort and would like to live in a
permanent dwelling on the farm...” identifies personal preferences. Whilst it is
asserted that the profits in a single year would indicate that the dwelling would be
affordable to the business, there is no reasoning why it should require a (second)
dwelling of such scale.

It should also be remembered that as a fallback, rural enterprise workers’ dwellings
become units of affordable housing if there are no other compliant occupants
available. At 200m2 it would be unlikely to be classed as ‘affordable’ to the wider
market and so may force the removal of the occupancy condition which would be
attached to it.

With regards to the issues raised by the Agricultural Consultant with respect to the
size of the proposed dwelling in relation to the needs of the enterprise and the
affordable housing fallback positon, rather than the personal preferences of the
applicant, Officers are satisfied that this can be controlled through the imposition of
conditions with state the upper and lower limits and floor area shall not be as shown
but shall be as otherwise agreed in writing with the local planning authority.

d) Other Suitable and Available Accommodation

Two dwellings within a half a mile radius of the site were identified as being available
on the open market, however as they are some 1.3 miles from the farm buildings and
there are a significant number of livestock which will create a greater intensity of
need, it is considered that the dwellings in Llandyrnog would be unsuitable for the
needs of the business.

(e) Siting and Access
To be considered in the remainder of this report.
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The Agricultural Consultant has assessed the application against the tests set out in
TAN 6, and the independent agricultural appraisal concludes:

i) there is a functional need for a second full-time worker to live on or close to the
farm;

i) the proposed dwelling would be occupied by a full-time worker;

iii) the business has been established for three years;

iv) the business is profitable and considered as financially sustainable now and into
the future;

v) the proposed dwelling is larger than would be expected for a second dwelling on a
holding; and

vi) there are no suitable dwellings for sale in adequate proximity to the farm buildings.

Given the above assessment of the proposal, and the case officer site visit which
confirms that there are no currently redundant buildings in the complex which are
suitable for conversion, the additional dwelling to accommodate an agricultural worker
is considered to be justified.

In accordance with the Practice Guidance, occupancy conditions are required to be
imposed to ensure a new dwelling is occupied by persons employed in agriculture,
with the fallback position being to extend occupancy to persons who would be eligible
for consideration for affordable housing.

The Practice Guidance has states that local planning authorities have the ability to
restrict not only the future occupancy of the new dwelling, but of others on the
enterprise whose occupancy is not currently controlled or where the scope of control
is less than that in the new condition. The extension of control is not automatic but will
relate to the circumstances of individual cases. Such circumstances could arise where
the need for an additional dwelling arises from an increase in the functional demands
of the enterprise whereby two on-site workers are required rather than one residing in
an existing dwelling. In this case it will have been demonstrated that the enterprise
needs two dwellings, and it would be inconsistent if the occupancy of the new
dwelling was secured and controlled but not that of the existing dwelling.

In this case, the justification for the dwelling is based on the need to have two
agricultural workers dwellings at the site to meet the functional needs of the farming
enterprise, Officers therefore consider it is reasonable to apply the occupancy
condition to the existing farmhouse as well as the new dwelling.

4.2.3 Impact on the best and most versatile agricultural land
Planning Policy Wales Section 4.10.1 obliges weight to be given to protecting land of
grades 1, 2, and 3a quality in the Agricultural land Classification system of the
Department for Environment, Food and Rural Affairs. PPW notes this land is
considered to be the best and most versatile and justifies conservation as a finite
resource for the future. It indicates that land of this quality should only be developed if
there is an overriding need for the development, and either previously developed land
or land of a lower grade is available, or available lower grade land has an
environmental value recognised by a landscape, wildlife, historic or archaeological
designation which outweighs the agricultural considerations.

The site is located on grade 1 agricultural land, which the Agricultural Land
Classification defines as ‘excellent quality’. Planning Policy Wales classifies grades 1
to 3a agricultural land as the ‘best and most versatile (BMV)’ which accounts for
approximately 7% of total land in Wales.

The loss of the BMV agricultural land is only justified where it can be demonstrated

that:
i) there is an overriding need for the development; and
i) lower grade agricultural or previously developed land is not available.
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The supporting information submitted with the application has demonstrated there is
an established functional and financial need for the new dwelling.

Whilst the site is Grade 1 agricultural land, Officers would note the surrounding land
within the farm holding is also Grade 1 agricultural land, and lower grade agricultural
land or previously development land would not be viable alternatives as there is no
such land available within the farm holding within close proximity to the farm complex
to enable the dwelling to meet the functional needs of the enterprise.

Officers are therefore satisfied that there is an overriding need for the development,
and that the use of lower grade agricultural or previously development land would not
be a viable alternative due to the inevitable separation distances between such land
and the farm complex.

4.2.4 Visual amenity

Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making
planning decisions (material considerations) must be planning matters; that is, they
must be relevant to the regulation of the development and use of land in the public
interest, towards the goal of sustainability. Para 4.11.9 confirms that the visual
appearance of proposed development, its scale and its relationship to its
surroundings and context are material planning considerations

The TANG6 Practice Guidance states that sites for new dwellings which are prominent
in the landscape should be avoided. However, the siting of the dwelling should have
regard to the particular functional need which its occupation is expected to meet. A
dwelling should be sufficiently close to operational areas where adequate monitoring
of animals or sensitive equipment/processes is required, and to enable the effective
response of a worker to any identified difficulty.

Neighbours have raised concerns regarding the visual impact of the dwelling from
nearby dwellings. Whilst the site is visible from views to the west and is on slightly
higher ground to the existing farmhouse and agricultural buildings, the dwelling would
be some 195 metres from the nearest dwelling, which is a considerable distance and
not likely to give rise to unacceptable visual amenity issues. The site is also
immediately adjacent to the existing farm complex and has been selected to meet the
functional needs of the farm. The Council retains control over the layout, appearance
and landscaping which are details to be dealt with at the reserved matters stage, and
Officers are satisfied that this would ensure the dwelling would not appear as a
prominent feature in the landscape.

The application is an outline application including details of access, with all other
matters reserved. Whilst the propose site plan shows the proposed layout and
landscaping details, given the nature of the application, Officers consider these details
should be treated for illustrative purposes only, and for the avoidance of doubt a
condition is proposed to this effect.

It is therefore considered that the erection of a dwelling in this location as proposed
would be acceptable in respect of its siting, and as such the proposal would not be
out of accord with the policies and guidance referred to above.

4.2.5 Residential amenity
Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making
planning decisions (material considerations) must be planning matters; that is, they
must be relevant to the regulation of the development and use of land in the public
interest, towards the goal of sustainability. The residential amenity impacts of a
development proposal are a material consideration.

The Residential Development SPG provides guidance on suitable separation
distances between habitable windows and neighbouring properties and the
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Residential Space Standards SPG sets out minimum floor space and amenity space
standards for new dwellings.

The dwelling proposed would comfortably exceed the minimum standards set out in
the Residential Space Standards SPG, and therefore it would provide a satisfactory
standard of amenity for future occupants.

Public responses received have raised concerns regarding the impact of the proposal
on residential amenity by virtue of the proximity to neighbouring properties and impact
on visual amenity afforded to those properties.

Whilst the impact on residential amenity is a material planning consideration, the
impact on views / outlook is not a matter the planning system can protect.

The closest unrelated residential properties are Glan y Wern Cottage which is some
195m to the south-west and Glan y Wern Hall, some 260m to the south west. Hafan
Dawel is located some 600m to the south-east close to the vehicular access point.

Whilst the proposed dwelling may be visible from the neighbouring properties to the
west and may alter their outlook to some extent by virtue of the introduction of a new
built feature where there is currently open fields, notwithstanding the concerns of
neighbours, due to the separation distances between the site and these neighbouring
properties, Officers are satisfied that the proposal would not unacceptably impact on
residential amenity or residential visual amenity.

4.2.6 Highways (including access and parking)
Planning Policy Wales 3.1.4 confirms that factors to be taken into account in making
planning decisions (material considerations) must be planning matters; that is, they
must be relevant to the regulation of the development and use of land in the public
interest, towards the goal of sustainability. The residential amenity impacts of a
development proposal are a material consideration. The Parking Standards in New
Developments SPG sets out the maximum parking standards for new dwellings, and
the parking requirement is proportionate to the number of bedrooms.

The application includes details of access and it is proposed that a new access to
serve the property would be created as a spur off the existing private drive leading to
the main farmhouse.

Highways Officers have raised no objection to the proposed access arrangements.

The application is in outline, and therefore the size of the dwelling has not be
finalised, however having regard to the size of the site, it is reasonable to assume that
sufficient parking provision could be provided within the curtilage.

Officers would therefore conclude the proposal would not adversely impact on
highway safety and the proposal is considered to be in compliance with the policies
and guidance.

4.2.7 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 proposal is for the formation of a new dwelling.
Table 4 in the Open Space SPG adopted in March 2017 sets out thresholds for onsite
provision and financial contributions. It specifies that for schemes of 1 — 30 dwellings,

open space obligations should be met through financial contributions rather than
onsite provision, however 5.4.9 of the SPG does state that the thresholds are
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indicative, and onsite provision for sites of less than 30 will be considered on their
merits.

It is considered that the proposal would be acceptable in relation to open space policy
subject to the requisite contributions being secured. It is considered that this could be
done through an appropriately worded condition.

Other matters

Well — being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the
Council not only to carry out sustainable development, but also to take reasonable
steps in exercising its functions to meet its sustainable development (or well-being)
objectives. The Act sets a requirement to demonstrate in relation to each application
determined, how the development complies with the Act.

The report on this application has been drafted with regard to the Council’s duty and
the “sustainable development principle”, as set out in the 2015 Act. The
recommendation takes account of the requirement to ensure that present needs are
met without compromising the ability of future generations to meet their own needs. It
is therefore considered that there would be no significant or unacceptable impact
upon the achievement of well-being objectives as a result of the proposed
recommendation.

5. SUMMARY AND CONCLUSIONS:
5.1 The application is for a second agricultural workers dwelling at Glan y Wern Farm which has
been submitted in outline with details of access. Appearance, landscaping, layout and scale
are reserved matters.

5.2 A detailed agricultural justification statement has been submitted in support of the application
which has been independently assessed by the Council’s Agricultural Consultant against the
tests set out in Welsh Government Technical Advice Note 6 (TAN6) and the accompanying
Practice Guidance.

5.3 The Agricultural Consultant has concluded that the proposal meets the sets set out in TANG,
and the proposed second agricultural workers dwelling is therefore justified, however a note
of caution has been raised regarding the size of the proposed dwelling.

5.4 Neighbours have raised concerns regarding the agricultural need for the proposal and in
relation to impacts on residential amenity, however Officers are satisfied that due to the
separation distance between the site and neighbours, it would not result in an unacceptable
impact on amenity of neighbours.

5.5 Subiject to the imposition of necessary planning conditions to address material planning
considerations set out in the report, Officers consider the proposal is acceptable, and are
therefore recommending the application is granted planning permission.

RECOMMENDATION: GRANT- subject to the following conditions:-
1. Approval of the details of the appearance of the building(s), landscaping, scale, and layout

(hereinafter called "™the reserved matters™) shall be obtained from the Local Planning
Authority in writing before the commencement of any development

2. Application for approval of the reserved matters shall be made to the Local Planning Authority
before the expiration of three years from the date of this permission.
3. The development hereby permitted shall be begun either before the expiration of five years

from the date of this permission, or before the expiration of two years from the date of
approval of the last of the reserved matters to be approved, whichever is the later.
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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 site plan (Drawing No. 1) received 21 December 2017

(i) Proposed site plan (Drawing No. 2) received 21 December 2017

(iiif) Location plan received 21 December 2017

Notwithstanding the details shown on the proposed site plan (Drawing No. 2), the layout and
landscaping details have been treated for illustrative purposes only and this permission does
not convey any approval of these details.

Notwithstanding the approved details, the upper and lower limits for the dwelling shall not be
as shown on the proposed site plan (Drawing No. 2), but shall be as otherwise agreed in
writing with the local planning authority.

The occupancy of the dwelling shall be restricted to:

a) a person solely or mainly working, or last working on a rural enterprise in the locality, or a
widow, widower or surviving civil partner of such a person, and to any resident dependants;
or, if it can be demonstrated that there are no such eligible occupiers,

b) a person or persons who would be eligible for consideration for affordable housing under
the local authority's housing policies, or a widow, widower or surviving civil partner of such a
person, and to any resident dependants.

The occupancy of the existing dwelling at Glan y Wern Farm shall be restricted to:

a) a person solely or mainly working, or last working on a rural enterprise in the locality, or a
widow, widower or surviving civil partner of such a person, and to any resident dependants;
or, if it can be demonstrated that there are no such eligible occupiers,

b) a person or persons who would be eligible for consideration for affordable housing under
the local authority's housing policies, or a widow, widower or surviving civil partner of such a
person, and to any resident dependants.

The dwelling hereby approved shall not be occupied until the written approval of the Local
Planning Authority has been obtained to the arrangements for compliance with the Council's
policies and Supplementary Planning Guidance in relation to the provision of Open Space.

The reasons for the conditions are:-

ogkrwnE

To comply with the provisions of Section 91 of the Town and Country Planning Act 1990.
To comply with the provisions of Section 92 of the Town and Country Planning Act 1990

To comply with the provisions of Section 92 of the Town and Country Planning Act 1990.
For the avoidance of doubt and to ensure a satisfactory standard of development.

For avoidance of doubt and to ensure a satisfactory standard of development.

In the interests of visual amenity and to ensure the unit is of a scale which is proportionate to
the needs of the agricultural enterprise in accordance with the guidance contained in TAN 6
and the accompanying Practice Guidance.

To comply with the requirements of TAN 6 and the Rural Enterprise Dwellings Practice
Guidance.

To comply with the requirements of TAN 6 and the Rural Enterprise Dwellings Practice
Guidance.

In the interest of compliance with adopted open space policies.

NOTES TO APPLICANT:

CONDITION 5 NOTE:

The proposed site plan drawing shows details of layout and landscaping. However, as the application
is submitted in outline form (including access), layout and landscaping are reserved matters and
condition 5 has been applied to make it clear that this grant of planning permission does not convey
approval of the layout and landscaping details shown on this plan.

When submitting landscaping details at the reserved matters stage, it would be advisable to include
additional planting along the western boundary (e.g. trees and shrubs) to help soften views of the
dwelling from neighbouring residential properties to the west, or alternatively supplement tree
coverage around the field boundary to the west which would also help to screen views of the site from
the west.
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CONDITION 6 NOTE:

The proposed site plan states the maximum floor area to be 200m2. However, the proposal is for a
second agricultural workers dwelling and in accordance with the advice contained in Technical Advice
Note 6 (TANG6) and the accompanying Practice Guidance, the size of the dwelling should reflect the
needs of the relevant rural enterprise, but, with the extension of potential occupancy to those eligible
for affordable housing, and not the personal preferences of the applicant.

The size of the dwelling therefore should be proportionate to the needs of the farming enterprise, and
therefore condition 6 has been imposed at this stage as the upper and lower limits proposed do not
allow for a smaller dwelling. The scale and layout of the dwelling proposed can be further discussed
at the reserved matters stage.
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AELOD(AU) WARD:

RHIF Y CAIS:

CYNNIG:

LLEOLIAD:

Eitem Agenda 9

Canol Prestatyn

Cyng. Hugh Irving
Cyng. Tina Jones (c)

43/2017/1212/ PF
Codi estyniad llawr cyntaf yng nghefn yr annedd

8 Birch Grove Prestatyn
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Luci Duncalf

WARD : Prestatyn Central
WARD MEMBER(S): Clir Hugh Irving
ClIr Tina Jones (c)
APPLICATION NO: 43/2017/1212/ PF
PROPOSAL: Erection of first floor extension to rear of dwelling
LOCATION: 8 Birch Grove Prestatyn
APPLICANT: Mr Jason Reeve
CONSTRAINTS: Article 4 Direction
PUBLICITY Site Notice - No
UNDERTAKEN: Press Notice - No

Neighbour letters - Yes
REASON(S) APPLICATION REPORTED TO COMMITTEE:
Scheme of Delegation Part 2
e Recommendation to grant / approve — Town / Community Council objection
CONSULTATION RESPONSES:
PRESTATYN TOWN COUNCIL-

“Obijection - neighbours concerned about adverse impact upon their property.
Overintensification of building on site”.

RESPONSE TO PUBLICITY:

In objection

Representations received from:

Steven Joyce, 6, Birch Grove, Prestatyn
Stephen R Jones, 10, Birch Grove, Prestatyn

Summary of planning based representations in objection:

Residential Amenity
Overshadowing and blocking sunlight to rear of adjacent properties and gardens
Overshadowing due to the incline of the land and towering over property below

Visual Amenity
Out of keeping with the character of the area

Drainage
Drainage and flooding issues as there is a watercourse running below houses

Loss of privacy, location of windows proposed on side elevations

EXPIRY DATE OF APPLICATION: 28/02/2018

EXTENSION OF TIME AGREED? 16/3/2018
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REASONS FOR DELAY IN DECISION:
e Awaiting consideration by Committee

PLANNING ASSESSMENT:
1. THE PROPOSAL:

1.1 Summary of proposals

111

112

1.1.3

114

1.15

116

The proposal is for the erection of a two storey extension to the rear of the dwelling at
8 Birch Grove, Prestatyn.

The proposed two storey extension would project out by 4m, would be 6.1m wide and
would have a pitched roof.

The proposal involves the addition of a larger kitchen and dining area to the ground
floor and the existing kitchen would become a utility room. The first floor would involve
the addition of a new bedroom with en-suite bathroom. The existing bathroom would
be relocated to the front of the property replacing a small bedroom. There would be a
new dressing room/ corridor leading to the new master bedroom (Bedroom 2).

The proposed plans of the side elevation of the extension facing No.6 show a window
on the first floor and a window and patio doors with obscured glass on the ground
floor. The proposed plans of the side elevation facing No.10 shows an additional
window onto the first floor of the existing dwelling. The rear elevation plans show the
addition of two large windows on the first floor and ground floor.

The external wall materials would match those on the existing dwelling.

The plans showing the proposals are at the front of the report.

1.2 Description of site and surroundings

121

1.2.2

1.2.3

The site is located within a residential area of Prestatyn.
The property is an existing semi-detached dwelling.

The area is characterised by large detached and semi-detached dwellings with large
rear gardens.

1.3 Relevant planning constraints/considerations

13.1

The site is located within the Prestatyn Development Boundary as shown in the Local
Development Plan.

1.4 Relevant planning history

141

An application seeking a Lawful Development Certificate for a proposed single storey
extension to the rear of the dwelling was refused in 2015 due to it being greater than
4m in depth. The application was amended and a Lawful Development Certificate for
the erection of a single storey extension to the rear of the dwelling was granted. This
simply recognises that the particular proposal for a single storey extension is
‘permitted development’ and can be carried out without the need for planning
permission.

1.5 Developments/changes since the original submission

151

None.

1.6 Other relevant background information
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1.6.1 None.

DETAILS OF PLANNING HISTORY:
2.1 43/2015/0264. Lawful Development Certificate for a proposed single storey extension to rear
of dwelling. Refused to Certify (greater than 4m in depth) on 15/04/2015.

2.2 43/2015/0498. Lawful Development Certificate for a proposed single storey extension to rear
of dwelling certified under delegated powers on 2/7/2015

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 RD1 — Sustainable development and good standard design
Policy RD3 — Extensions and alterations to existing dwellings

3.2 Supplementary Planning Guidance
SPG Residential Development
SPG Residential Space Standards

3.3 Government Policy / Guidance
Planning Policy Wales Edition 9 November 2016
Development Control Manual

MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 9, 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 3.1.3). It advises that material
considerations ‘... must be planning matters; that is, they must be relevant to the regulation of the
development and use of land in the public interest, towards the goal of sustainability’ (Section
3.1.4).

The Development Management Manual 2016 states that material considerations 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 (Section 9.4).

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 Drainage

Other matters

4.2 In relation to the main planning considerations:
4.2.1 Principle
Policy RD 3 relates specifically to the extension and alteration of existing dwellings,
and states that these will be supported subject to compliance with detailed criteria.
Policy RD1 supports development proposals within development boundaries
providing a range of impact tests are met.
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The Residential Development SPG offers basic advice on the principles to be
adopted when designing domestic extensions and related developments.

The principle of appropriate extensions and alterations to existing dwellings is
therefore acceptable. The assessment of the specific impacts of the development
proposed is set out in the following sections.

Visual Amenity
Criteria i) of Policy RD 3 requires the scale and form of the proposed extension or

alteration to be subordinate to the original dwelling, or the dwelling as it was 20 years
before the planning application is made.

Criteria i) of Policy RD 3 requires that a proposal is sympathetic in design, scale,
massing and materials to the character and appearance of the existing building.

Criteria iii) of Policy RD3 requires that a proposal does not represent an
overdevelopment of the site.

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 vi) of Policy RD1 requires that development proposals do not affect the
amenity of local residents and land users and provide satisfactory amenity standards
itself.

The impact of the proposals on visual amenity is therefore a basic test in the policies
of the development plan.

Representations on the visual amenity impacts have been made by a private
individual, suggesting that the proposal is out of keeping with the character of the
area.

As noted, the proposal is for the erection of a 2 storey pitched roof rear extension. It
would project out into the rear garden by 4m, be 6.1m wide, have an eaves height of
2.4m and a ridge height of 3.5m. A 13.5m garden depth would remain.

In Officers’ opinion, the design of the extension is in keeping with the original dwelling
and the adjacent properties on that side of Birch Grove. The external wall and roof
materials of the extension are proposed to be the same as the existing dwelling.

The extension would not visible from the front of the property and therefore would
have a limited impact on the character of the area.

Whilst the scale of the extension would appear subordinate to the original dwelling, it
would be clearly visible from the back gardens of the dwellings off Calthorpe Drive.
Nevertheless, there would be a 39m separation distance between the rear wall of the
proposed extension and the rear wall of No.19 Calthorpe Drive which suggests that
there would be limited visual amenity impact to these properties.

Having regard to the visual amenity representations, the proposed extension is to the
rear of the property where it is not considered that it would have a detrimental impact
on the character of the area.

Having regard to the design, siting, scale, massing and materials of the proposed

extension, in relation to the character and appearance of the dwelling itself and the
locality , it is considered the proposal would have a limited impact on visual amenity.
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4.2.4

Residential Amenity
Criteria iii) of Policy RD 3 requires that a proposal does not represent an
overdevelopment of the site.

Criteria vi) of Policy RD 1 requires that proposals do not unacceptably affect the
amenity of local residents and land users and provide satisfactory amenity standards
itself.

The Residential Development SPG states that no more than 75% of a residential
property should be covered by buildings.

The Residential Space Standards SPG specifies that 40m? of private external amenity
space should be provided as a minimum standard for residential dwellings.

Prestatyn Town Council has raised concerns around the ‘overintensification’ of the
building on the site. Representations on the residential amenity impacts have also
been made on behalf of the neighbouring properties, raising concerns regarding the
overshadowing and blocking of sunlight to adjacent properties and gardens,
particularly No.6 which is at a lower level to the application site. Privacy issues have
been raised regarding the location of windows proposed on the side elevations.

In relation to overintensification matters, the Residential Development SPG states
that no more than 75% of a residential property should be covered by buildings. The
existing house and shed (to be demolished) cover some 56sgm of the property and
the proposed extension and removal of the shed would result in some 61sgm
coverage which equates to about 22% of the total area of this residential plot. This is
just a 2% increase compared to the original percentage of the property covered by
buildings, and in Officers’ view does not represent an overdevelopment of the plot.

Policy RD 1 requires that proposals do not unacceptably affect the amenity of local
residents. The guidance on acceptable distances between a rear extension and a
property opposite is 21m in the Residential Development SPG. The proposed
extension would have a separation distance of approximately 39m with No.19
Calthorpe Drive opposite, therefore there would be limited residential amenity impact
to this property as the result of the proposal.

Regarding the comments received from local residents regarding overshadowing, it is
likely that sunlight at the rear of No.6 would be reduced for a period of time during the
morning, however the proposal is unlikely to cause an obstruction to sunlight during
the afternoon/evening.

In relation to No.10, it is likely that the afternoon/evening sunlight may be limited at
the rear of the property which is a negative factor, but the majority of the garden and
summer houses which are south facing would not appear likely to be affected.

The proposed extension may reduce the amount of sunlight into the small side
kitchen window of No.6. This is the only window into the kitchen and a degree of
harm would arise to the amenity of the residents. No.6 is set at a much lower level to
No.8, the extension would also reduce light into the existing conservatory, particularly
during the morning.

The proposed en-suite window on the first floor side elevation would face towards an
obscure glazed bathroom window at No.6. It would also create potential for
overlooking the garden and conservatory of No.6 and down into the kitchen window,
unless it is glazed in obscure glass. Any permission could be conditioned to oblige
obscure glazing.
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4.2.4

The application proposes the addition of a window and obscure glazed patio doors on
the ground floor side elevation facing No.6. It is uncommon for patio doors to be
glazed, however this may be a response to the fact that this door would be close to
the boundary fence of No.6 and raises overlooking issues. The existing boundary
fence is just above 1m high which would mean that overlooking into the kitchen and
conservatory could be an issue unless addressed by additional boundary screening.

There is a proposed first floor window to be installed in the existing elevation facing
No.10 where a new bedroom would be located. This would be the only window
serving this new room. There is a slight overlooking issue from this window into an
existing side first floor window to the rear of the No.10 and also into the small window
set back in the rear wall of N0.10. It would be possible to address this matter through
a condition obliging revised details of the window to be submitted for approval.

The above review of the residential amenity impacts of the proposed extension
suggests there will be localised effects, including degrees of loss of sunlight and
potential for overlooking, unless measures can be taken to address specific issues.
Whether these impacts are sufficient to justify a refusal recommendation is however,
difficult to conclude as the imposition of planning conditions has to be viewed as a
positive means of limiting adverse impact.

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 3.1.4 confirms that factors to be taken into account in making
planning decisions (material considerations) must be planning matters; that is, they
must be relevant to the regulation of the development and use of land in the public
interest, towards the goal of sustainability. The drainage / flooding impacts of a
development proposal are a material consideration.

Comments are raised by objectors regarding flooding and drainage issues and there
is reference to issues regarding the diversion of surface water run off from No.10
down hill into the garden at No.6 Birch Grove.

In noting the drainage issue, in Officer’s opinion it is possible to address concerns
through the implementation of a suitably worded condition requiring relevant details to
demonstrate the extension will not give rise to unacceptable problems.

Other matters

Well — being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the
Council not only to carry out sustainable development, but also to take reasonable
steps in exercising its functions to meet its sustainable development (or well-being)
objectives. The Act sets a requirement to demonstrate in relation to each application
determined, how the development complies with the Act.

The report on this application has been drafted with regard to the Council’s duty and
the “sustainable development principle”, as set out in the 2015 Act. The principles of
sustainability are promoted in the Local Development Plan and its policies and are
taken into account in the consideration of development proposals. The
recommendation takes account of the requirement to ensure that present needs are
met without compromising the ability of future generations to meet their own needs.

It is therefore considered that there would be no significant or unacceptable impact
upon the achievement of well-being objectives as a result of the proposed
recommendation.
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5. SUMMARY AND CONCLUSIONS:
5.1 The application raises a number of residential amenity impact issues.

5.2 Taking all the matters into account, Officers’ conclusions are that the scope to address
impacts through the imposition of planning conditions would provide a reasonable degree of
mitigation and that a refusal of permission would be difficult to sustain.

RECOMMENDATION: GRANT- subject to the following conditions:-

1. The development to which this permission relates shall be begun no later than 14th March
2023.
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) Existing Elevations & Floor Plan (Drawing No. 03a) received 4 January 2018
(ii) Proposed Elevations & Floor Plan (Drawing No. 04) received 4 January 2018
(i) Block Plan (Drawing No. 2) received 15 December 2017
(iv) Location Plan (Drawing No. 1) received 15 December 2017

3. The second floor window to the side elevation serving Bedroom 3 and facing No.10 shall not
be shown as on the submitted plans but should be in accordance with such alternative detail
as may be submitted to and approved in writing by the Local Planning Authority. The
development should be carried out strictly in accordance with the details approved under this

condition.

4, The proposed window serving the en-suite room off Bedroom 2 shall be glazed in obscured
glass at all times.

5. The extension hereby permitted shall not be brought into use until the written approval of the

Local Planning Authority has been obtained to the detailing of a suitable screen fence of 1.8m
in height along the boundary between the site and No.6 Birch Grove; and the fence has been
erected. The fence shall be retained at all times.

6. No development shall take place until a fully detailed scheme of surface water drainage in
connection with the development has been submitted to, and approved by, the Local Planning
Authority. The approved scheme shall be implemented in conjunction with the development.

The reasons for the conditions are:-

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

For the avoidance of doubt and in the interests of protecting residential amenity.

In the interests of residential amenity.

In the interests of residential amenity.

In the interests of the management of surface water.

oukhwnE

NOTES TO APPLICANT:

DWR CYMRU 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.
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WARD:

AELODAU WARD:

RHIF Y CAIS:

CYNNIG:

LLEOLIAD:

Eitem Agenda 10

Rhuddlan

Cyng. Ann Davies (c)
Cyng. Arwel Roberts

44/2018/0028/ PF
Codi 1 annedd gyda garej ar wahan ac adeiladu mynedfa
newydd i gerbydau (manylion diwygiedig i ganiatad cynllunio

cyfeirnod 44/2017/0072 a gymeradwywyd yn flaenorol)

Tir gerllaw Castle Hill, L6én Hylas, Rhuddlan y Rhyl
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Emer O'Connor

WARD : Rhuddlan
WARD MEMBERS: Clir Ann Davies (c)
ClIr Arwel Roberts
APPLICATION NO: 44/2018/0028/ PF
PROPOSAL: Erection of 1 no. dwelling with detached garage and construction

of a new vehicular access (amended details to previously
approved under planning permission reference 44/2017/0072)

LOCATION: Land adjacent to Castle Hill Hylas Lane Rhuddlan Rhyl
APPLICANT: Mr Tom Gallagher

CONSTRAINTS: Conservation Area

PUBLICITY Site Notice - No

UNDERTAKEN: Press Notice - No

Neighbour letters - Yes

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

e Member request for referral to Committee

CONSULTATION RESPONSES:
RHUDDLAN TOWN COUNCIL
“No objection *

DWR CYMRU / WELSH WATER
No objection subject to standard notes

CLWYD POWYS ARCHAEOLOGICAL TRUST
No objection subject to conditions.

DENBIGHSHIRE COUNTY COUNCIL CONSULTEES —

- Highways Officer
No objection.

RESPONSE TO PUBLICITY:
None.
EXPIRY DATE OF APPLICATION: 11/03/2018
EXTENSION OF TIME AGREED? 16/03/2018
REASONS FOR DELAY IN DECISION (where applicable):

. awaiting consideration by Committee

PLANNING ASSESSMENT:
1. THE PROPOSAL:
1.1 Summary of proposals
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111

112

1.1.3

114

115

1.1.6

1.1.7

118

Full planning permission is sought for the erection of a detached single-storey
dwelling on land adjacent to the dwelling Castle Hill, Hylas Lane in Rhuddlan.

The application proposes amendments to plans of a dwelling granted planning
permission at Committee in March 2017. The application proposes a slight re-siting of
the dwelling and ‘squaring off’ of the footprint of the house.

The dwelling would have a roughly square footprint of 9.2 metres by 10.8
metres and a ridge height of 5.5 metres with eaves of 2.6 metres above ground level.

The dwelling would comprise of two bedrooms, a study, bathroom, lounge, hall and
kitchen/dining room. Windows are proposed on all elevations with the primary room
windows facing to the front and rear of the site.

In addition to the dwelling, the scheme proposes a single detached garage in the rear
south west corner of the plot, with a footprint of 6.3 metres by 3.2 metres, with a
pitched roof and materials to match the house.

The development requires the creation of a new access point onto the road, involving
the removal of a 5 metre wide section of stone wall fronting Hylas Lane.

The plans show the drainage layout and landscaping details, which are in line with the
previous approval also. Foul drainage would be connected to the existing public
sewer and surface water would be dealt with on site, facilitated by the installation of a
rainwater harvesting tank and soakaway system.

The proposed siting of the dwelling and garage is shown in the plans at the front of
the report, alongside the approved plans from the previous consent for a dwelling and
garage in 2017.

1.2 Description of site and surroundings

121

1.2.2

1.2.3

The site is a vacant open parcel of land separated from the dwellings on each side by
a fence (bordering Castle Hill to the west) and by a hedge (bordering Hylas Bach to
the east). The site has been cleared in anticipation of the commencement of the
development.

The land levels of the site rise up from the road to the south of the site. The front
boundary is formed by a stone wall which is a feature of roads around the Castle.
The rear (south) of the site backs onto the Ysgol y Castell playing fields.

The dwellings opposite the site are modern detached bugnalows and houses typically
formed from brick with tiled roofs, with the houses to each side of the site being more
traditional with the use of stonework or white painted / rendered walls.

1.3 Relevant planning constraints/considerations

131

The site is within the development boundary of Rhuddlan as shown in the Local
Development Plan, and is within a Conservation Area.

1.4 Relevant planning history

141

1.4.2

As mentioned above the site has the benefit of a planning permission in March 2017.
This application seeks consent for basic amendments to this scheme.

Prior to this application there has been a consent in February 2012 for a detached
dwelling and garage.

1.5 Developments/changes since the original submission

151

None.

1.6 Other relevant background information
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1.6.1 Clir Ann Davies has requested the application be considered at Committee to ensure
the conditions attached to the consent are reviewed by Members.

2. DETAILS OF PLANNING HISTORY:
2.144/2011/1326 - Erection of a single storey dwelling and construction of a new vehicular access
(site area 0.04ha): Granted 15/02/2012.

2.2 44/2014/1270 - Details of landscaping submitted in accordance with Condition 2 of planning
permission Code No. 44/2011/1326/PF: Granted 18/11/2014.

2.344/2005/1021 - Development of 0.04 ha of land by erection of single dwelling and detached
garage and construction of new vehicular access (outline application): Refused 13/10/2005 on
the basis of impact on the Conservation Area and harm to the amenity of adjacent occupiers,
but subsequently allowed at appeal on 10/07/2006 with the Inspector concluding that provided
the proposed dwelling is single-storey in height, it would not have an adverse impact upon the
amenities enjoyed by neighbouring residents and would not detract from character of the
Conservation Area.

2.4 44/2008/1261 - Detalls of siting, design and external appearance of the building, access
thereto and landscaping, submitted in accordance with condition no.1 of outline planning
permission code no. 44/2005/1021/PO: Refused 16/11/2009. Reason - submitted design and
details of the dwelling are unacceptable and would adversely impact upon the character and
appearance of the Rhuddlan Conservation Area.

2.544/2007/1250 - Details of siting, design and external appearance of the building, access
thereto and landscaping, submitted in accordance with condition no.1 outline planning
permission code no. 44/2005/1021/PO: Refused 10/01/2008. Reason - design and
appearance of the proposed dwelling and the associated driveway and access works proposed
would neither retain nor enhance the character and appearance of the conservation area or the
adjacent Listed Building.

2.6 44/2017/0072/PF Erection of 1 no. dwelling with detached garage and construction of a new
vehicular access. Granted 15/03/2017 by Planning Committee.

3. 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 RD1 — Sustainable development and good standard design
Policy BSC1 — Growth Strategy for Denbighshire
Policy BSC3 — Securing Infrastructure Contributions from Development
Policy BSC4 — Affordable Housing
Policy BSC11 — Recreation and Open Space
Policy VOE1 - Key Areas of Importance
Policy ASA3 — Parking standards

Supplementary Planning Guidance
SPG — Access for All
SPG - Residential Space Standards
SPG — Residential Development Design Guidance
SPG — Residential Development
SPG — Parking Requirements in New Developments
SPG - Planning Obligations
SPG — Conservation Areas

3.2 Government Policy / Guidance
Planning Policy Wales (Edition 9) November 2016
Development Control Manual November 2016

Tudalen 151



Other material considerations
MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 9, 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' (PPW section 3.1.3). 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 (PPW section
3.1.4).

Development Management Manual 2016 states that material considerations 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 (DMM section
9.4).

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 and impact on the Conservation Area

4.1.3 Residential amenity

4.1.4 Highways (including access and parking)
4.1.5 Archaeology

4.1.6 Open Space

Other matters

4.2 In relation to the main planning considerations:

4.2.1 Principle
The main policy in the LDP which is relevant to the principle of housing development

in towns is BSC1 which seeks to make provision for new housing in a range of
locations, concentrating development within identified development boundaries.
Policy RD1 states that development proposals within development boundaries will be
supported subject to compliance with detailed criteria.

The site is located within the development boundary of Rhuddlan in the LDP. The
principle of the development of a dwelling in such a location would be acceptable in
general policy terms. The detailed impacts are considered below.

4.2.2 Visual amenity and impact on the Conservation Area
Policy RD 1 contains general considerations to be given to the impacts of
development. Among these considerations is the impact on the visual amenity of the
area. There is a general requirement for development proposals to respect the site
and surroundings by virtue of siting, scale, form, character, materials and spaces in
and around buildings. Public views into and out of townscapes and across the open
countryside should also be respected
Local Development Plan Policy VOE 1 seeks to protect sites of built heritage from
development that would adversely affect them. Planning Policy Wales (Section 6)
stresses the importance of protecting the historic environment, and in relation to
Conservation Areas, to ensure they are protected or enhanced, while at the same
time remaining alive and prosperous, avoiding unnecessarily detailed controls. The
basic objective is therefore to preserve or enhance the character and appearance of a
Conservation Area, or its setting. The SPG provides further guidance on the subject.
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4.2.3

424

425

The detailing of the proposed dwelling and garage remain very much the same as the
2017 approval, as can be seen on the plans at the front of the report. However to be
consistent with the approach adopted to the previous proposal, given the location
close to the stone dwelling at Castle Hill and the Castle itself, it is suggested that use
of stonework would be appropriate and that a condition be attached requiring the
approval of the details of external wall materials.

It is therefore concluded that the development complies with Policy RD 1 in regard to
visual appearance and the scheme does not detract from the character and
appearance of the Conservation Area, and that it is in accord with the guidance set
out in the SPG.

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. The Residential Space Standards SPG sets
out the minimum internal floor space and garden areas required for new dwellings
and advice is provided within the Residential Development SPG on siting generally.

The proposed dwelling and garage are single-storey and located in a very similar
position to that of a previous approval at the site, with the fence along the side
boundary to Castle Hill and the hedge to the other side boundary to Hylas Bach both
being shown as retained on the proposed layout plan.

As the scheme is very similar to previous proposals at the site, it is concluded that the
scheme as proposed is acceptable in terms of residential amenity considerations,
including the requirements of Policy RD 1 and the SPGs relating to residential
developments. It is recommended that a condition removing permitted development
rights be attached to ensure that the longer-term privacy of the nearby residents is
protected.

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 plans show access would be from Hylas Lane. The access arrangements have
been approved in 2017 and prior to this in previous approvals. An area is shown to
the side of the dwelling which could be utilised for parking.

Highways Officers have not objected to the proposal, therefore Officers would
consider the proposal would not give rise to unacceptable adverse impacts on
highway safety.

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

Tudalen 153



of archaeological issues, including approaches to recording and investigating
potential remains in conjunction with new development.

CPAT have advised that the site is located close to an area of archaeological
significance at Rhuddlan Castle.

A condition is proposed to ensure any items of archaeological significance on the site
are preserved and/or recorded. Subject to the imposition of a watching brief condition
it is considered that the proposal is acceptable in terms of the relevant archaeological
policies.

4.2.6 Open Space
Policy BSC 3 of the local development plan sets the basic requirement for

development to contribute, where relevant, to the provision of infrastructure, including
recreation and open space, in accordance with Policy BSC 11.

Policy BSC 11 specifies that all housing developments should make adequate
provision for recreation and open space. All such schemes put increased demand on
existing open spaces and facilities and therefore the policy applies to all
developments including single dwellings. At the time of this report being prepared, for
single dwellings the payment of a commuted sum of £1237.22 was required.

The development is therefore considered to be able to comply with the requirements
of Policies BSC 3 and BSC 11 via a suitable condition.

Other matters

Well — being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the
Council not only to carry out sustainable development, but also to take reasonable
steps in exercising its functions to meet its sustainable development (or well-being)
objectives. The Act sets a requirement to demonstrate in relation to each application
determined, how the development complies with the Act.

The report on this application has been drafted with regard to the Council’s duty and
the “sustainable development principle”, as set out in the 2015 Act. The
recommendation takes account of the requirement to ensure that present needs are
met without compromising the ability of future generations to meet their own needs. It
is therefore considered that there would be no significant or unacceptable impact
upon the achievement of well-being objectives as a result of the proposed
recommendation.

5. SUMMARY AND CONCLUSIONS:

5.1 The application seeks planning permission for some basic changes to the previously approved
scheme. The changes are considered wholly acceptable under the relevant policies and unlike
previous proposals on this site there are no objections to the scheme. As such the application
is considered acceptable and recommended for grant.

RECOMMENDATION: GRANT- subject to the following conditions:-

1. The development to which this permission relates shall be begun no later than 14th March
2023.
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 elevations and floor plan (Drawing No. 1) received 15 January 2018

(ii) Existing site plan (Drawing No. 2 Rev A) received 15 January 2018

(iii) Proposed site plan (Drawing No. 3 Rev C) received 15 January 2018

(iv) Location plan received 15 January 2018
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10.

11.

Notwithstanding the approved plans, no works shall be permitted to commence on the
external walls or roofs of the dwelling until the written approval of the Local Planning Authority
has been obtained to the material to be used thereon, and shall include for the use of natural
stone and slate to match that used on the adjoining dwelling Castle Hill. The development
shall be carried out in accordance with the approved details.

Prior to the commencement of work thereon, the written approval of the Local Planning
Authority shall be obtained in respect of the detailing of the rainwater goods and window
materials to be used for the development hereby permitted and no materials other than those
approved shall be used.

The access shall be laid in accordance with the approved plan and completed to the
satisfaction of the Local Planning Authority before any works commence on site, and facilities
shall be provided and retained within the site for the loading/ unloading, parking and turning of
vehicles in accordance with the approved plan prior to the dwelling being first occupied.

The dwelling shall not be occupied until the written approval of the Local Planning Authority
has been obtained to the details of a full landscaping scheme.

All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out no later than the first planting and seeding season following the occupation of the
dwelling. Any trees or plants which within a period of 5 years from the completion 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, unless the local planning
authority gives written approval to any variation.

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

Notwithstanding the provisions of all Classes of Part 1 of Schedule 2 of the Town and Country
Planning (General Permitted Development) Order 1995 (or any order revoking and re-
enacting that Order with or without modification) no development permitted by the said
Classes shall be carried out without approval in writing of the Local Planning Authority.

No development shall take place within the application area until the applicant, or their agents
or successors in title, has secured the implementation of a programme of archaeological work
in accordance with a written scheme of investigation, which has been submitted by the
applicant and approved in writing by the Local Planning Authority. The archaeological
programme of work will be undertaken and completed in accordance with the relevant
Standards and Guidance laid down by the Chartered Institute for Archaeologists. A copy of
the resulting report should be submitted to the Local Planning Authority and the Development
Control Archaeologist, Clwyd-Powys Archaeological Trust (41 Broad Street, Welshpool,
Powys, SY21 7RR Email: markwalters@cpat.org.uk Tel: 01938 553670). After approval by
the Local Planning Authority, a copy of the report and resulting archive should also be sent to
the Historic Environment Record Officer, Clwyd-Powys Archaeological Trust for inclusion in
the regional Historic Environment Record.

The dwelling hereby approved shall not be occupied until the written approval of the Local
Planning Authority has been obtained to the arrangements for compliance with the Council's
policies and Supplementary Planning Guidance in relation to the provision of Open Space.

The reasons for the conditions are:-

wN e

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

In the interest of visual amenity and to ensure that the facing materials for the dwelling are
sympathetic to the adjacent property at Castle Hill.

In the interests of the visual amenity of the Conservation Area.
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In the interest of the free and safe movement of traffic on the adjacent highway and to ensure
the formation of a safe and satisfactory access.

In the interests of landscape and visual amenity.

In the interests of visual and residential amenity.

In the interests of visual amenity.

In the interests of residential and visual amenity.

In the interest of preservation of archaeological remains.

In the interest of compliance with adopted open space policies.

RO~

= o
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WARD:

WARD MEMBER:

APPLICATION NO:

Philip Garner
Tremeirchion

Clir Christine Marston (c)

47/2017/0839/PF

PROPOSAL: Erection of an agricultural building for lambing
LOCATION: Bryntirion Farm Rhuallt St Asaph
APPLICANT: Mr Mike Walsh

CONSTRAINTS: AONB

PUBLICITY Site Notice - No

UNDERTAKEN: Press Notice - No

Neighbour letters - Yes

CONSULTATION RESPONSES:
TREMEIRCHION, CWM AND WAEN COMMUNITY COUNCIL —
Comments on the originally submitted plans:
“Objection as the proposal was too large and overdevelopment of the site. The building would
be twice as large as the Agriculture Ministry’s guidelines, the lambing shed would be outside

the curtilage of the stock work and it wasn't clear if the 17 acres mentioned for other sheep had
any permanence.”

Comments on revised plans:
“Objection as the proposal was too large and constitutes an overdevelopment on the site. The
building would be twice as large as the Agriculture Ministry’s guidelines.”

AONB Joint Committee —

Raised initial concerns at the original plans, but submitted further comments on 14 February
2018 raising no objection as follows:

“The Joint Committee notes the amended siting of the building which is better related to the
existing complex of buildings on the site. Providing the planning authority is satisfied that there
is a genuine agricultural need for an additional building to serve the needs of this modest
holding, the committee has no objection to the application. However, it is recommended that a
landscaping scheme is required to break up views of the new structure. This should comprise
small groups of standard sized native local trees planted in the vicinity of the building and
fenced off to protect them from stock.”

NRW —
No objection. Building is better related to the building complex. Suggest inclusion of a condition
on any permission requiring the submission of a landscaping scheme.

RESPONSE TO PUBLICITY: None.

ORIGINAL EXPIRY DATE OF APPLICATION: 18/10/2017

AGREED EXTENSION OF TIME DATE: 28/02/2018

REASONS FOR DELAY IN DECISION (where applicable):
Revision of scheme to re-site the building to a more appropriate position.

PLANNING ASSESSMENT:

1. THE PROPOSAL:
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1.1 Summary of proposals
1.1.1  The application follows a previous refusal at the site for a lambing building (ref
47/2017/0255/PF) on 8 May 2017 and proposes the erection of a new lambing
building to be sited in an open field immediately adjacent to the western boundary of
the applicant’s curtilage.

1.1.2 The proposed building has a footprint of 19.3 metres by 12.6 metres with a pitched
roof up to a ridge height of 6.3 metres and eaves of 4.0 metres. The structure would
be constructed with a portal frame with dark green steel profile cladding and vertical
Cheshire boarding above concrete block base walls, with a dark grey corrugated
sheet roof.

1.1.3 An extract from the proposed site plan is shown below to illustrate the development,
alongside the proposed siting of the building which was refused permission in May
2017.

As proposed As refused, May 2017

1.2 Description of site and surroundings
1.2.1  The building would be on land standing adjacent to the curtilage and buildings of
Bryntirion Farm which lies to the east. A track runs to the south, with the northern and
western boundaries being to further open fields and sloping land.

1.3 Relevant planning constraints/considerations
1.3.1  The site stands outside of any development boundary in an area without any specific
designation in the Local Development Plan, and is within the AONB.

1.4 Relevant planning history
1.4.1 Along with the May 2017 refusal, the site and the adjacent complex of the applicant’s
property have an extensive planning history for buildings and changes of use.

1.5 Developments/changes since the original submission
1.5.1 None.

1.6 Other relevant background information
1.6.1 The submission is accompanied by a Design and Access Statement which puts

forward the following information in support of the scheme:

- The farm is a registered smallholding.

- The holding extends to around 25 acres with the dwelling, outbuildings and yard
to the south east.

- The site is well screened

- The additional lambing shed is to provide lambing and winter accommodation for
a total of an additional 100 ewes

- As aresult, the agricultural unit will be able to accommodate a total of 160 sheep.

- The additional shed will be sited close to the existing lambing shed at the head of
the existing yard area, giving livestock ready access to the existing paddock

Tudalen 166



2.

DETAILS OF PLANNING HISTORY:

Siting and design have been carefully considered in order to minimise impact on
the character and appearance of the countryside whist at the same time providing
functional livestock accommodation.

2.1 The site has an extensive planning history as set out below:

appref
4112004/1013
4713011 /1758
473003005
47/3001 /0877
471300340178
4112005/0431
4713002/0676
47/2006{1278
47/3007/0834
47720110647
4113010/137
47{a008/0813
4720400557
47/3010/0337
47720120358
41130130333
47{2012/1325
47301500716

upm

4f
10002252:
47

a7

a7

Af

47

47

47

a

4

47

47

a7

a
10002252
i

0

ate type
£005-03-2 DL-akC
&011-10-1 OC-GPF
2005081 DCAWDN
2001-11-0 OC-GPF
2003-04-2 CC-GEL
£005-05-3 LG
£002-07-0 CC-GAC
2006132 DC-APF
2007-10-3 DC-RPF
2011-06-1 CC-REA
£011-02-1 CC-aFr
2008-09-2 DC-APF
2010120 DCRPF
2010-05-1 DC-GPF
2012-05-3 OC-GRC
01 2-03-3 DC-RPC
201 5-07-0 DC-
£015-04-2 OC.GPF

proposal detigion
Retentian of triple garsge, attached kennal block, entrance gates, pillars and ECTY calumn Granted
Erection of Agriculnural Building (Lambing Shad) Caniatauy

Demclition of buildings and erecfion of saimming pool enclossre and use of land to Form  Withdraw

Derncdition ol derallings & arechion of new dwelling and datached garage Carvatau
Rebuilding of existing 11kY overhead ine susported by wood poles N abijec|
Cemcdition of building and erecticn of swimming pool enclosure Caniatau,

Dietarls of Condition Mo, 2 {landscaping] 2n planring permission Ref, Mo, 4772001087 T/PF Granted

Frection of sgrictural eguipment shed Refused
Erestian of datschad equiprment stare Resbuasend
Erection of an agrieulurs building for dheep Refusad
Erection of detached gerden equipment stara (Ceniatan,
Erection of datached equipment stare Refused

Frection of a 10 oy wind turbine on a1 3m tower with 8 S.6m rotar diameter [aporoximat Refused
Caniatau
Erectian of bulding 1o baus water sterage tank [retrososs dve applicaticn (Erantad
Cont nuation of use of land 23 anlllary play srea to main dwelling snd retention of ree hi Refusad
“ontinuation of usa of lsnd for recreational purpases and retention of free housa showe & GENERAL
Caniatau

Erctian of angle Soray and hao storey pitchied rool axtendans o rear

Frection of 2 sun lnunge extensian

2.2 In addition to the above, 47/2017/0255/PF “Erection of an agricultural building for lambing”
was refused on 08/05/2017 for the following reason:

1. It is the opinion of the Local Planning Authority that the application has failed to justify
why the proposed building is appropriate in scale and nature for its location, and the
application has not provided the necessary business case to demonstrate that the
development will support the local economy. It is further adjudged that in the absence of
the necessary justification the proposed building would adversely affect the character and
quality of the Vale of Clwyd and Dee Valley AONB and the reasons for its designation.
The development is therefore contrary to criteria i), iii) and iv) of Policy PSE 5 along with
the requirements of Policy VOE 2 of the Denbighshire Local Development Plan and the
advice of Planning Policy Wales and the Development Control Manual November 2016.

3. 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 PSE5 — Rural Economy
Policy VOE2 — AONB/AOB

3.2 Supplementary Planning Guidance

None

3.3 Government Policy / Guidance

Planning Policy Wales (Edition 9) November 2016
Development Control Manual
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Technical Advice Notes

3.4 Other material considerations
None

4 MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Planning Policy Wales Edition 9, 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' (PPW section 3.1.3). 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 (PPW section
3.1.4).

Development Management Manual 2016 states that material considerations 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 (DMM section
9.4).

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:

41.1 Principle
4.1.2 Visual amenity and impact on the AONB

4.1.3 Residential amenity
4.1.1 Highways (including access and parking)
Impact on best and most versatile agricultural land

4.2 In relation to the main planning considerations:
4.2.1 Principle
Paragraph 7.6.5 of PPW advises that local planning authorities should adopt a
constructive approach towards agricultural development proposals, especially those
which are designed to meet the needs of changing farming practices or are
necessary to achieve compliance with new environmental, hygiene or welfare
legislation.

TANG Appendix 1 sets out the general considerations for planning authorities when
dealing with agricultural prior notification applications. TAN6 2.1.1 states the planning
system must also protect and enhance the natural and historic environment and
safeguard the countryside and open spaces.

Policy PSES5 states that development, including agricultural diversification, will be
supported throughout the County subject to detailed criteria, which include making a
significant contribution to sustainable development and recognising any special status
of the Area of Outstanding Natural Beauty/Area of Outstanding Beauty.

The principle of constructing new agricultural buildings is acceptable in relation to
current planning policy and guidance. With respect to the Community Council’s
concerns over the size of the building, the applicant’s agent has outlined stocking
figures which set out the need for the additional building in the submission, which
officers consider addresses previous concerns.

In this instance, it is suggested the key issues are the local impacts of the
development, which are reviewed in the following sections of the report.

4.2.2 \Visual amenity and impact on the AONB
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In referring to what may be regarded as material considerations, Planning Policy
Wales 3.1.4 refers to 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. The impact of a development on visual
amenity is therefore a relevant test on planning applications. This is emphasised in
Paragraph 3.1.7, which 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.

Policy VOE 2 requires assessment of the impact of development within or affecting
the AONB and AOB, and indicates that this should be resisted where it would cause
unacceptable harm to the character and appearance of the landscape and the
reasons for designation.

The requirements of Policy PSE 5 are very clear for new buildings in regard to such
development only being acceptable where the proposal is appropriate in regard to its
scale and nature, The policy also requires such development to take full account of
the AONB and seek to enhance the nature and distinctive qualities of the local
landscape, with proposals that are considered detrimental to the quality of the AONB
being refused.

The Community Council have concerns over the size of the building and consider it
would be an overdevelopment of the site. The AONB Joint Committee have no
objection subject to additional landscaping. NRW request a condition be attached to
secure a landscaping scheme.

The current scheme proposes a revised location of the building which in Officers’
opinion addresses previous concerns over its visual / landscape impact. In
respecting comments over the impact of the building, it is considered that the
proposal is now acceptable. The removal of the previous objection from the AONB
Joint Committee is a relevant matter and lends weight to the argument that no visual
harm would arise from the development. Conditions are suggested requiring
submission, approval and implementation of landscaping proposals.

4.2.3 Residential amenity
Planning Policy Wales 3.1.4 refers to 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 as potentially material
considerations. The impact of a development on residential amenity is therefore a
relevant test on planning applications. This is emphasised in Paragraph 3.1.7, which
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. As the Courts have ruled
that the individual interest is an aspect of the public interest, it is therefore valid to
consider the effect of a proposal on the amenity of neighbouring properties.

The new building is set adjacent to the existing property of the applicant and it is not
considered that the additional building proposed will result in any substantive harm
to the amenity of any other residents.

4.2.4 Highways (including access and parking)
Planning Policy Wales 3.1.4 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. The acceptability of
means of access is therefore a standard test on most planning applications. 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.

Tudalen 169



As the proposal will utilise the existing access the scheme does not raise any issues
in regard to highways safety.

4.2.5 Impact on best and most versatile agricultural land
Planning Policy Wales (Section 4.10) obliges considerable weight to be given to
protecting land of grades 1, 2, and 3a quality in the Agricultural land Classification
system of the Department for Environment, Food and Rural Affairs. This land is
considered to be the best and most versatile and justifies conservation as a finite
resource for the future. PPW indicates that land of this quality should only be
developed if there is an overriding need for the development, and either previously
developed land or land of a lower grade is available, or available lower grade land
has an environmental value recognised by a landscape, wildlife, historic or
archaeological designation which outweighs the agricultural considerations.

Whilst the proposed building would be located on an existing area of agricultural land
its intended use for livestock is not considered to represent any significant loss of the
best and most versatile agricultural land.

Other matters

Well — being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 imposes a duty on the
Council not only to carry out sustainable development, but also to take reasonable
steps in exercising its functions to meet its sustainable development (or well-being)
objectives. The Act sets a requirement to demonstrate in relation to each application
determined, how the development complies with the Act.

The report on this application has been drafted with regard to the Council’s duty and
the “sustainable development principle”, as set out in the 2015 Act. The
recommendation takes account of the requirement to ensure that present needs are
met without compromising the ability of future generations to meet their own needs.
It is therefore considered that there would be no significant or unacceptable impact
upon the achievement of well-being objectives as a result of the proposed
recommendation.

5 SUMMARY AND CONCLUSIONS:

5.1 Having regard to the detailing of the proposals, the potential impacts on the locality, and the

particular tests of the relevant policies, the application is considered to be acceptable and is
recommended for grant.

RECOMMENDATION: GRANT- subject to the following conditions:-

1.

2.

The development to which this permission relates shall be begun no later than 14th March
2023.

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) Covering Letter (Drawing No. K/DNS/12603 ) - Received 24 August 2017

(i) Design and Access - Received 24 August 2017

(iii) Proposed Floor Plans and Elevations (Drawing No. W.1378/1B) - Received 24 August
2017

(iv) Site Plan and Section (Drawing No. W.1378/3) - Received 30 January 2018

(v) Location Plan (K/12603-1) - Received 1 February 2018

Prior to the development hereby permitted being brought into use a full landscaping scheme
shall be submitted and approved in writing by the Local Planning Authority.

All planting comprised in the approved details of landscaping shall be carried out no later than
the first planting and seeding season following the commencement of development. Any
trees or plants which within a period of 5 years from the completion 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, unless otherwise agreed in writing.
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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 interest of landscape and visual amenity.

4. In the interests of visual amenity.
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Eitem Agenda 12

PWYLLGOR CYNLLUNIO
14 MAWRTH 2018

ADRODDIAD GWYBODAETH GAN Y PENNAETH CYNLLUNIO A GWARCHOD Y CYHOEDD

Y DIWEDDARAF AR APELIADAU CYNLLUNIO

1. PWRPAS YR ADRODDIAD
1.1 Mae’r eitem hon yn rhoi gwybodaeth i'r aelodau am benderfyniadau apeliadau cynllunio
diweddar a gafwyd gan yr Arolygiaeth Gynllunio ar achosion yn y Sir. Mae’n ymwneud &’r
cyfnod chwe mis o fis Medi 2017 hyd y dyddiad presennol.
2. CYNNWYS
2.1 Mae Atodiad A ynghlwm yn cynnwys tabl fel arweiniad sydyn sy’n rhestru’r
penderfyniadau apél a gafwyd yn y cyfnod hwn, gyda gwybodaeth sylfaenol gan gynnwys
y canlyniad, y math o apél, a chyfraniad y Pwyllgor Cynllunio a’r Cynghorau Tref a
Chymuned.
2.2 Mae Atodiad B yn rhoi crynodeb / adolygiad o’r pwyntiau allweddol sy’n berthnasol i bob

achos.

2.3 Os yw'’r Aelodau yn dymuno darllen fersiynau llawn penderfyniadau’r Arolygydd Cynllunio
ar yr apeliadau, gellir gweld y rhain ar wefan Sir Ddinbych (Cynllunio; Dod o hyd i gais
cynllunio; (rhowch rif y cais); Chwilio; Dogfennau; Penderfyniad Apél.

3. ARGYMHELLIAD

3.1 Derbyn yr adroddiad er gwybodaeth.

EMLYN GWYNEDD JONES PENNAETH CYNLLUNIO A GWARCHOD Y CYHOEDD
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Appeal Case

16/2016/1045 - Llanbedr Hall, Llanbedr D.C.

01/2016/0374 - Cae Topyn, Denbigh

25/2015/0321 - Pant y Maen / Llyn Bran, Bwichau
40201611116 - Woodland View, Terfyn, Bodelwyddan
01/2016/1002 - Bryn Hyfryd, Denbigh

16/2016/1173 - Llanbedr hall, Llanbedr D C.

4372016/0600 - Mindale Farm, Meliden

43/2016/1036 - Three Trees, Upper Bryntition Drive, Prestatyn
44/2017/0055 - 31 Princes Park, Rhuddlan

187201710281 - Plas Newydd, Whitchurch Road, Llandyrnog
05/2017/0320 - Flat Fferyllfa, Bridge Street, Conwen
2T12017/0657 - 3 Fron Deg, Rhewl, Liangollen

407201710701 - Coach House, Vicarage Close, Bodehwyddan
10/2017/0747 - Bryn y fiynnon, Bryneghwys

Decision
Date

1811072017
281112017
11/01/2018
10/08/2017
1500872017
181072017
1311072017
28/09/2017
02102017
04/10/2017
15600972017
07112017
15/01/2018
09/02/2018

APPENDIX A

Appeal Officer Committee

Decision Type Recommendation ~ Decision
Allow  Hearing  Grant Refuse
Allow  Inquiry Grant Refuse
Allow  Written Refuse Refuse
Dismiss Written Delegated - Refuse  MN/A
Dismiss WiTritten Delegated - Refuse  MN/A
Dismiss Hearing Delegated - Refuse  M/A
Dismiss Hearing  Grant Refuse
Dismiss Written Delegated - Refuse  MN/A
Dismiss Written Refuse Refuse
Dismiss Written Delegated - Refuse  MN/A
Dismiss ‘Written Delegated - Refuse  MN/A
Dismiss ‘Written Delegated - Refuse  N/A
Dismiss Written Delegated - Refuse  MN/A
Dismiss Written Delegated - Refuse  MN/A

« Atotal of 14 appeal decisions received from 1/9/2017 - /3118
« All were planning appeals
« 3 were allowed, 11 were dismissed (79% success)

Town Council Response

Objection - highway concerns
Objection

Objection - visual impact, noise, water supply, ecology, tourism
Mo response received

Mo objection

Objection - highways, drainage

Objection - highways, drainage, removal of trees
Mo objection

Mo objection

Object - need, impact on area, access

Mo observations

Mo response received

Objection - not in keeping with the area

Mo response received
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« 10 oLt of the 14 appeals were dealt with through written representations, 3 by Hearings, 1 by Public Inquiry
+ 5 of the 14 decisions were in relation to applications refused at Planning Committee. Of the 3 Committee refusals against Officer recommendation, 2 were allowed on appeal; 1 was dismissed
+ 9 of the 14 planning appeals arose from delegated Officer decisions, and all 9 were dismissed
+ Al 3 allowed appeals were in relation to applications on which the respective Community Councils had objected
+ Ofthe 11 dismissed appeals, the respective Community Councils had raised objections to 4 of the applications, and no objections or no responses to the other 7
« Costs were awarded against the Councilin 2 cases {Llanbedr Hall and Cae Topyn)



APPENDIX B

APPEALS SUMMARY

APPEALS ALLOWED

1. APPLICATION NO. 16/2016/1045

SITE ADDRESS: Llanbedr Hall, Llanbedr D.C., Ruthin

PROPOSAL: Development of land without complying with conditions subject to which a previous
planning permission was granted ( Condition 12 of permission 16/2016/0545, requiring approval of
arrangements for restricting vehicular access to the site, and details of passing bays)

BASIS OF REFUSAL: The impact of the potential additional use of the rear driveway to Lon Cae
Glas and the A494.

TYPE OF APPEAL: Hearing
COSTS AWARDED AGAINST COUNCIL: YES

ISSUES OF NOTE
The Inspector considered the main issue was whether the disputed condition is necessary in
the interests of highway safety, and reasonable.

Inspector’s conclusions:

The existing access condition, which restricts access to the rear driveway only, is not necessary
in the interests of highway safety or reasonable. In reaching that conclusion, regard was had to
the concerns of local residents in respect of highway safety and other matters but, because of the
planning history of the site, they did not amount to compelling reasons to refuse the appeal.

Costs

Costs were awarded on the basis that there were no reasonable planning grounds for refusing the
application to vary the condition and the Council’s behaviour in doing so was unreasonable.
Whilst the Inspector accepted the hearing would have been held in any case to address the more
recent refusal of the planning application for 11 dwellings, the cost of defending the variation of
condition appeal at the hearing, however, was unnecessary.

2. APPLICATION NO. 01/2016/0374

SITE ADDRESS: Cae Topyn, Denbigh

PROPOSAL: Erection of 75 dwellings

A report on this appeal decision was presented to the January 2018 Planning Committee.
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3. APPLICATION NO.

SITE ADDRESS: Pant y Maen, Llyn Bran, Bwichau
PROPOSAL: 7 turbine windfarm

A report on this appeal decision was presented to the February 2018 Planning Committee.

APPEALS DISMISSED

4. APPLICATION NO. 40/2016/1116

SITE ADDRESS: Land adjacent to Woodland View, Terfyn, Bodwelwyddan

PROPOSAL: Construction of new dwelling

BASIS OF REFUSAL: The site is outside any development boundary, would not constitute infill,
would be unacceptable ribbon development and would not meet the affordability criteria in the
development plan.

TYPE OF APPEAL: Written representations

ISSUES OF NOTE
The Inspector considered the main issue was whether the proposal accords with planning
policies that seek to strictly control residential development in the open countryside, and the effect
on the character and appearance of the area.

Inspector’s conclusions:

The development would have a harmful effect on the character and appearance of the area and
conflict with the housing objectives of national planning guidance set out within PPW and Policies
BSC8 and BSC9 of the LDP.

5. APPLICATION NO. 01/2016/1002

SITE ADDRESS: Land adjacent to Bryn Hyfryd, Denbigh

PROPOSAL: Removal of condition 4 from planning permission 01/2014/1283, requiting agreement to
arrangements to secure the dwelling as an affordable dwelling for local needs.

BASIS OF REFUSAL: The removal of Condition 4 would result in failure to deliver an affordable
dwelling to meet local need.

TYPE OF APPEAL: Written representations
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ISSUES OF NOTE
The Inspector considered the main issue was whether it is reasonable and necessary to
secure the development as an affordable dwelling for local needs.

Inspector’s conclusions:

In order for the proposed development to accord with Policy BSC 9 of the LDP its occupation as
affordable housing for local need is required. On the figures presented it would be financially
viable to build a three bedroom property on the site although not of the maximum size allowed
under the permission. Did not consider this sufficient reason to justify the erection of a market
dwelling instead. Although the lack of a five year housing land supply does add weight in favour of
the appeal, did not consider it sufficient to warrant allowing the appeal. Concluded that the
erection of a market dwelling on the site would be contrary to Policy BSC 9 of the LDP and the
advice and guidance contained in SPG Affordable Housing and PPW. The removal of Condition 4
is not justified.

6. APPLICATION NO. 16/2016/1173

SITE ADDRESS: Llanbedr Hall, LIanbedr D.C., Ruthin

PROPOSAL: Demolition of hall and erection of 11 three storey detached dwellings.

BASIS OF REFUSAL: Unacceptable visual and residential amenity impacts, incoherent form of
development impacting on the surroundings and context.

TYPE OF APPEAL: Hearing

ISSUES OF NOTE
The Inspector considered the main issue was the effect of the proposed development on the
character and appearance of the Clwydian Range and Dee Valley Area of Outstanding Natural
Beauty (AONB);

Inspector’s conclusions:
The proposed development, primarily by reason of its layout, would cause unacceptable harm to
the character and appearance of the AONB in which it is located.

7. APPLICATION NO. 43/2016/0600

SITE ADDRESS: Mindale Farm, Meliden

PROPOSAL: Erection of 133 dwellings.

A report on this appeal decision was presented to the January 2018 Planning Committee.

8. APPLICATION NO. 43/2016/1036

SITE ADDRESS: Land at Three Trees, Upper Bryntirion Drive, Prestatyn
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PROPOSAL: Erection of a dwelling (outline application including details of access)

BASIS OF REFUSAL: Cramped form of development, harmful to the amenity of existing and
proposed occupiers, out of character with immediate surroundings.

TYPE OF APPEAL: Written representations

ISSUES OF NOTE

The Inspector considered the main issues are the effect of the development on the character
and appearance of the area and the living conditions of the occupiers of neighbouring properties
and future occupants of the proposed dwelling in respect of outlook and privacy.

Inspector’s conclusions:

The proposed development would be detrimental to the character and appearance of the area
and the living conditions of the occupiers of the proposed dwelling and its neighbours, contrary to
Policy RD1 of the LDP, the SPD and Planning Policy Wales which seek to protect visual and
residential amenity.

9. APPLICATION NO. 44/2017/0055

SITE ADDRESS: Land at 31 Princes Park, Rhuddlan

PROPOSAL: Erection of detached dwelling

BASIS OF REFUSAL: Adverse impact on visual amenities, character and appearance of the
area ; cramped ; adverse impact on residential amenities of occupiers of adjacent dwellings.

TYPE OF APPEAL: Written representations

ISSUES OF NOTE
The Inspector considered the main issues were firstly the effect of the development on the
character and appearance of the area and secondly on the living conditions of the occupants of
neighbouring properties by reason of privacy and outlook.

Inspector’s conclusions:
The proposal would harm the living conditions of the occupiers of the neighbouring dwellings by
reason of loss of privacy and outlook, contrary to Policy RD 1 of the LDP and the SPG.

10. APPLICATION NO. 18/2017/0281

SITE ADDRESS: Plas Newydd, Whitchurch Road, Llandyrnog

PROPOSAL: Erection of agricultural livestock / storage building with associated hardstanding

BASIS OF REFUSAL: Failure to justify that the building is appropriate in scale and nature for its
location; impact on setting of nearby listed building; impact on residential amenity of occupiers in
close proximity.

TYPE OF APPEAL: Written representations
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ISSUES OF NOTE
The Inspector considered the main issues were the effect of the development on the setting of

nearby listed buildings and on the residential amenity of occupiers of neighbouring dwellings.

Inspector’s conclusions:
Due to its siting and design the development would harm the setting of the nearby listed buildings
and the living conditions of the occupiers of neighbouring properties.

11. APPLICATION NO. 5/2017/0320

SITE ADDRESS: Flat Fferyllfa, Bridge Street, Corwen

PROPOSAL: Erection of conservatory to rear (partly retrospective)

BASIS OF REFUSAL: unacceptable impact on the visual amenities of the area; impact on
residential amenity including loss of light and outlook.

TYPE OF APPEAL: Written representations

ISSUES OF NOTE

The Inspector considered the main issues were the effects of the proposed conservatory
structure on the character and visual amenity of the area and on the amenity of the neighbouring
property in terms of light and outlook.

Inspector’s conclusions:

The structure would appear out of place with the traditional design and materials of the buildings
around it due both to its prominent elevated form and its external materials. Although situated at
the rear of the row of properties, where extensions and outbuildings exhibit a range of forms and
design characteristics, the proposal would be so at odds with the traditional building forms that it
would be harmful to the character and appearance of the area

The conservatory would have an overbearing visual impact at a very short distance in front of that
window. Thus the proposal would also seriously conflict with LDP policy RD1 in respect of harm to
the amenity of the neighbouring residents.

12. APPLICATION NO. 27/2017/0657

SITE ADDRESS: 3 Fron Deg, LIandynan, Rhewl, Llangollen.

PROPOSAL: Extensions and alterations to dwelling.

BASIS OF REFUSAL: Extension not subordinate to the original dwelling ; adverse impact on the
character and appearance of the original dwelling and AONB.

TYPE OF APPEAL: Written representations

ISSUES OF NOTE
The Inspector considered the main issue was the effect of the development on the character

and appearance of the existing dwelling and its surroundings.

Inspector’s conclusions:
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The scale, siting, massing and form of the proposed extension would not be subordinate to the
original dwelling and would harm the character and appearance of the property and its immediate
surroundings, contrary to Policy RD3 and VOE?2 of the LDP and the SPG.

13. APPLICATION NO. 40/2017/0701

SITE ADDRESS: The Coach House, Vicarage Close, The Village, Bodelwyddan

PROPOSAL: Erection of decking with partial roofed area to front (retrospective application)

BASIS OF REFUSAL: The decking and extension by virtue of the design and materials has a
negative impact on the character and appearance of the dwelling and adjacent listed building
and Conservation Area.

TYPE OF APPEAL: Householder

ISSUES OF NOTE
The Inspector considered the main issues were the effect of the proposed development on
the character and appearance of the host dwelling, whether it would preserve or enhance the
character or appearance of the Bodelwyddan Conservation Area (CA), and its effect on the
setting of Bodelwyddan House, a grade Il listed building.

Inspector’s conclusions:

The proposed structure would be detrimental to the character and appearance of the host
property, and the CA in which it is located; consequently it runs contrary to policies contained
within the LDP and PPW which collectively seek to protect visual amenity and heritage assets.
The proposal would be harmful to the setting of the adjacent listed building and those features
which contribute to its significance.

14. APPLICATION NO. 10/2017/0747

SITE ADDRESS: Bryn y ffynnon, Bryneglwys

PROPOSAL: Resubmission of amended house extension

BASIS OF REFUSAL: The basis of the refusal was the unacceptable design, scale and form of
the extension and its impact on the dwelling and locality

TYPE OF APPEAL: Written representations

ISSUES OF NOTE
The Inspector considered the main issue was the effect of the proposal on the character and
appearance of the dwelling and the surrounding area.

Inspector’s conclusions:

The scale and form of the extension is not subordinate to the dwelling or sympathetic in design,
scale, massing and appearance. | consider the proposal would conflict with Policy RD 3 (criteria i
and ii) of the Denbighshire Local Development Plan, and would harm the character and
appearance of the dwelling.
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