el p 2 s Suerd o

e pmoall parsseiud whod -

A S By e
o gl Bugiie ey ?m..lnltillt..ﬂ_.oﬁ*!a

i i LR 5
] LT AT ®

Tuss B S04 WS 53T Femmma | e oo pasacad i 5oy

i [ e

Bt g T e orEL s
e s e 62
P — doustas s prnculadgens [ ROYTER WH 315 D FY 405

unyinyy -

Wit Ly | e
i o
x 08

- i e
..m....,.h. .._QQ.O
W




CYNGOR Heading:

S . REFERENCE NO. 23/2014/0375/PO
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Graham Boase Application Site N
Head of Planning & Public Protection \
Denbighshire County Council Date 14/7/2014 Scale 1/2500

Caledfryn Centre = 308537 E 362508 N

Smithfield Road

This plan is intended solely to give an indiction of the LOCATION of

the application site which forms the subject of the accompanying report.
Denbighshire LL16 3RJ It does not form any part of the application documents, and should not
be taken as representative of the proposals to be considered, which are
available for inspection prior to the meeting.
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ITEM NO: 4

WARD NO: Llanrhaeadr Yng Nghinmeirch

WARD MEMBER(S): Councillor Joe Welch

APPLICATION NO: 23/2014/0375/ PO

PROPOSAL: Development of 0.53 ha of land by the erection of 15 no.

dwellings and construction of a new vehicular access (outline
application including access and layout)
LOCATION: Land adjacent to Llys Gwilym Llanrhaeadr Denbigh

APPLICANT: Mr & MrsWB, ME, EL & EC Davies
CONSTRAINTS:

PUBLICITY Site Notice — Yes
UNDERTAKEN: Press Notice — Yes
Neighbour letters - Yes

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

e Recommendation to grant / approve — 4 or more objections received

CONSULTATION RESPONSES:
LLANRHAEADR Y.C. COMMUNITY COUNCIL
Original response
“The only observation that the Members of Llanrhaeadr Community Council have on the above
planning application is that should the application be granted then the current speed restrictions
through Pentre Llanrhaeadr should be extended on the A525 towards Pentre Farm,
Llanrhaeadr.”

Response to reconsultation

“Please be informed that the Members of Llanrhaeadr Communty Council approve the planning
application with no objections and approve the development of 15 number of dwellings at the
location site.”

NATURAL RESOURCES WALES

Do not object to the proposals, as they are considered unlikely to adversely affect protected
sites or protected species. Work on trees would require a bat survey to be undertaken.
Proposals for lighting within the site should be designed to minimise potential impacts on bats.

DWR CYMRU / WELSH WATER
No response received

WALES AND WEST UTILITIES
Advise that their nearest apparatus is in the Llys Gwilym development. Would need to be
contacted by the developer if a connection was being sought

DENBIGHSHIRE COUNTY COUNCIL CONSULTEES —

Head of Highways and Infrastructure

- Highways Officer
No objections subject to inclusion of conditions requiring approval of full details of highway
works, visibility splays, construction stage arrangements.



Biodiversity Officer
No objection. Bat survey required if there are works on the tree overhanging the site. Site
clearance and any work on hedgerows should be carried out outside the bird nesting season.

Housing and Community Development Service
- Housing Strategy and Development Officer
Confirms there is demand on the Affordable Housing Register and on the social housing
waiting list, hence recommends the 10% affordable provision is adhered to in this case.

RESPONSE TO PUBLICITY:
E. Williams, Dolwar, Llanrhaeadr (O)Petition 22 signatories (O)
D. Birch, 3, Llys Gwilym, Pentre, Llanrhaeadr (O),
E. Williams, Dolwar, Llanrhaeadr (O)

In objection
Summary of planning based representations in objection:

Number of dwellings excessive
Allocation in the Development Plan is 10 dwellings / lower density is more appropriate on the
periphery of the village / 50% increase on earmarked figures would set an unwanted precedent

Housing

No indication of proposed number of affordables — 10% in local Plan policy should be a
minimum / 15 additional dwellings seems inappropriate when more elderly people need single
storey accommodation

Community Linguistic Impact Assessment

Assessment should be submitted to quantify the effect on the Welsh language and linguistic
character of the village / this should also take into account the potential impact of an additional
23 houses allocated in the LDP for the village

Highways
New access would represent a traffic hazard on the busy A525

In support
General acceptance of need for development in the village, but this should be done within the
principles of the LDP boundaries and evidence of local need and type of houses required.

EXPIRY DATE OF APPLICATION: 26/05/2014
REASONS FOR DELAY IN DECISION (where applicable):

. re-consultations / further publicity necessary on amended plans and / or additional
information

PLANNING ASSESSMENT:

1. THE PROPOSAL:
1.1 Summary of proposals
1.1.1 The application seeks outline planning permission for a residential development on
0.53 hectares of land, including approval of the means of access and the layout.
All other matters, including the appearance, landscaping, and scale of
development would be the subject of a future detailed application.

1.1.2 The site is included within the development boundary for Pentre Llanrhaeadr
village in the Local Development Plan, and lies to the south of dwellings on the
Llys Gwilym development, fronting the Denbigh — Ruthin A525 road.



1.1.3 The application documents include a proposed Site Plan illustrating —

1.1.4

- the access detailing (a new cul de sac road off the A525),

- the layout of 15 dwellings (3x4 bed houses, 5x3 bed houses, and 7x2 bedroom
houses)

- associated open space (a 365sq m children’s play space)

- the intention to keep the frontage hedgerow along the A525, other than at the
point of the new access; and to plant a new hedgerow along the western boundary
of the site

- the intention to retain an agricultural access to the remainder of the field to the
west.

The site plan is attached at the front of the report.

The supporting documents include a Design and Access Statement, a Phase 1
habitat Survey, and a Tree Survey. Following exchanges with the applicants
agents, a Community Linguistic Statement, a Water Conservation Statement, and a
Code for Sustainable Homes Pre-assessment Statement have been submitted.

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

In the Design and Access Statement

The site is allocated for housing in the Local Development Plan

Itis currently pasture land, sloping gently down from north to south, with a
combination of natural hedgerow boundaries, panel fences, and low walls, with no
defined western boundary

Itis currently pasture land

The CCW'’s Landmap documents record the site within a character area described a
‘moderate’ in respect of landscape, habitat, and visual and sensory criteria. The site is
within an Historic Landscape Area.

The density of the development equates to approximately 29 dwellings to the hectare,
which is considered a more efficient use of the land than the 10 dwellings suggested
in the Development plan (19 per hectare).

In relation to Planning policy issues:
The basic impact tests in policy can be met

There have been no similar sized developments of comparable scale completed in
the village within the last 5 years on which the impact on Welsh culture can be
assessed

10% affordable housing can be achieved in a tenure neutral manner

Childrens Play Space can be provided and some Community Recreation Open Space
(CROS), but it is impractical to provide all the CROS given the confined nature of the
site

In the Phase 1 habitat Survey




The site is considered to be of limited ecological interest

In the tree survey

This is a basic condition survey which confirms the trees and hedgerows on the site
are in acceptable condition. Some work is recommended on the main tree.

In the Community Linguistic Statement

The statement concludes that the development may slightly add to the number of
non-Welsh speaking households in the area but this will not be a significant
percentage increase. The scheme will provide the opportunity to attract young
families into the area and create a more balanced age profile for the community,
which will help sustain local services and businesses and contribute to the vitality of
the community.

In the Code for Sustainable Homes Statement

1.15

The Statement indicates a Code for Sustainable Homes Level 3 (plus 6 credits
under ENE1) is achievable on the site.

Additional information provided by the applicant’s agent confirms that::

- The applicants are minded to enter into a Section 106 agreement with the
Council for the provision of the relevant Community Recreational Open
Space off site, through payment of a commuted sum. The Children’s play
space proposed would remain and the originally proposed areas shown as
open space would be incorporated into private gardens.

- The applicants are agreeable to meeting the requirements of the Council’s
Affordable Housing policy through the necessary Section 106 Agreements.

- In relation to density issues, it is considered that the 29 dwellings / hectare
proposed is similar to that in the nearby edge of village Llys Gwilym estate, is
less than the 35 /hectare referred to in Policy RD1 of the Local Plan, and a
lower density would not be an efficient use of the land, meaning an increase
in the cost of development and less affordable homes.

1.2 Description of site and surroundings

121

1.2.2

123

1.2.4

The application site foms part of an open field on the west side of the A525 as it
enters Pentre Llanrhaeadr from the south (Ruthin) side.

It has a mature hedgerow running along the entire road frontage, and an
agricultural access at its northern end near the bungalow at the entrance to Llys
Gwilym, which forms its northern boundary.

There is a pair of semi detached dwellings (Maeshwylfa) backing onto the
application site at its southern end.

The site is on relatively flat pastureland which rises up to the west outside the
boundary of the site.

1.3 Relevant planning constraints/considerations

131

The site is within the development boundary for Pentre Llanrhaeadr, which is
identified as a village for the purposes of the Local Development Plan. It is
annotated as a Housing Allocation on the Proposals Map, and under Policy BSC1
of the LDP, is referred to as ‘land rear of Maeshwylfa’ with an indicative number of
10 dwellings.



1.3.2 Pentre Llanrhaeadr is within the Historic landscape of the Vale of Clwyd.

1.4 Relevant planning history
1.4.1 None.

1.5 Developments/changes since the original submission
1.5.1 Officers have sought additional information in relation to the requirement for a
Community Linguistic Statement and Water Management Statement, as required
by Development Plan policies, and for clarification of the approach to provision of
Affordable Housing and Open Space. The information was received in early June
2014 and a reconsultation was carried out, including with the Community Council
and occupiers of neighbouring properties.

1.5.2 As noted previously, the agent has advised that the applicants are minded to enter
into a legal agreement with the Council in relation to the payment of the relevant
contributions towards open space provision and the arrangements for affordable
housing provision, at the appropriate time.

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

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 RD 1 Sustainable Development and good standard design
Policy RD 5 The Welsh language and the Social and cultural fabric of communities
Policy BSC 1 Growth Strategy for Denbighshire
Policy BSC 4 Affordable Housing
Policy BSC 11 Recreation and Open Space
Policy VOE 2 Areas of Outstanding Natural Beauty / Area of Outstanding Beauty
Policy VOE 5 Conservation of natural resources
Policy VOE 6 Water management

Policy ASA 3 Parking Standards

3.2 Supplementary Planning Guidance
SPG Note 4: Recreational Public Open Space
SPG Note 8: Access for all
SPG Note 22 Affordable Housing in New Developments
SPG Note 25: Residential Development Design Guide

3.3 Government Policy / Guidance
Planning Policy Wales Edition 6 February 2014
TAN 1 Joint Housing Land Availability Studies (2006)
TAN 5 Nature Conservation and Planning (2009)
TAN 12: Design (2009)
TAN 20: The Welsh language — Unitary Development Plans and Planning Control (2000)
TAN 22: Planning for Sustainable Buildings (2010)

4. MAIN PLANNING CONSIDERATIONS:
In terms of general guidance on matters relevant to the consideration of a planning
application, Planning Policy Wales Edition 6, 2014 (PPW) confirms the requirement that
planning applications 'should be determined in accordance with the approved or adopted
development plan for the area, unless material considerations indicate otherwise' (Section
3.1.2). PPW advises that material considerations must be relevant to the regulation of the



4.1

4.2

development and use of land in the public interest, and fairly and reasonably relate to the
development concerned., and that these can include the number, size, layout, design and
appearance of buildings, the means of access, landscaping, service availability and the
impact on the neighbourhood and on the environment (Sections 3.1.3 and 3.1.4).

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

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

41.1
4.1.2
4.1.3
4.1.4
4.1.5
4.1.6
4.1.7
4.1.8
4.1.9
4.1.10
41.11

Principle

Visual amenity

Residential amenity

Ecology

Drainage (including flooding)

Highways (including access and parking)

Affordable Housing

Open Space

Sustainability including codes and water management
Impact on Welsh Language and Social and Cultural Fabric
Density

In relation to the main planning considerations :

42.1

4.2.2

Principle

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

The site is now located within the development boundary of Pentre Llanrhaeadr,
which is designated as a village in the adopted Local Development Plan, and it is
allocated as a housing site on the proposals map accompanying the Plan.

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

Visual amenity

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

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

Officers accept that there will inevitably be some visual amenity impact from
housing development in this location, but in respecting the concerns expressed, it
is not considered reasonable to oppose the application on this basis, given the
recent allocation of the site for residential development, and the mitigating impact



4.2.3

424

425

of the frontage hedgerow and associated landscaping. Whilst it is not possible to
assess the detailed visual impact of the dwellings at this stage as the application is
in outline form with no approval sought for details of appearance etc., it is not
considered that the development proposed would give rise to visual impacts
sufficient to merit a refusal of outline permission.

Residential amenity

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

There are no local concerns expressed over potential for loss of privacy, etc. from
new development on the site. The application contains an illustrative layout indicating
a possible format for a development, but there are no elevation details to allow
assessment of the impact on adjacent properties.

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

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

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

There are no objections expressed over the potential impact on ecology as a result of
development. Ecological Assessments have been undertaken, and the Council’s
Biodiversity Officer and Natural Resources Wales have raised no objection in
principle subject to the undertaking of bat surveys, in the event that works are
proposed on the tree close to the site boundary.

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

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

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

There are no representations over highway drainage issues. Natural Resources
Wales and Dwr Cymru /Welsh Water have raised no objection to the proposal subject
to the inclusion of suitable conditions being imposed if planning permission is granted.



4.2.6

4.2.7

4.2.8

In Officers’ opinion, drainage issues can be covered by the inclusion of suitable
conditions on any permission.

Highways (including access and parking)

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

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

There are objections raised by local residents in relation to highway safety. The
Community Council have requested the 40mph sign be moved further away from the
entrance to the village in conjunction with the development. The Highways Officer has
no objections to the proposal and has no concerns in respect of the adequacy of the
local highway network, subject to conditions.

It is not considered, with respect to objections raised, that there are any strong
highway grounds to refuse permission here. The Highways Officer is satisfied at the
proposals subject to approval of details, including the position of the 40 mph
restriction, which can be the subject of suitable planning conditions.

Affordable Housing

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

The Council’'s Housing Officer has advised there is demand in the locality for
affordable housing, and that the 10% figure should be adhered to. The agent has
stated that the applicant would be willing to enter into an agreement to ensure the
delivery of the relevant Affordable Housing requirement.

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

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 agent has advised that the Council’'s Open Space requirement could be met in
respect of the provision of a Children’s Play Area as shown on the submitted plan, but
that in respect of the requirement for a Community Recreation Open Space, by a
commuted sum payment.

In Officers opinion, there is some sense in pursuing the commuted sum option in lieu
of on site provision of Community Recreation Open Space in this instance, having
regard to the location of the site and the benefits from using a commuted sum for the
improvement of existing open space in the area. This can be covered by imposition of
a planning condition requiring agreement to the mechanism for compliance with the
open space requirement.



4.2.9 Sustainability including codes and water management

4210

4.2.11

Sustainable development is a key part of the_Local Development Plan Strategy, and
has been applied to the land use policies and allocations in the Plan. The current
version of Planning Policy Wales (Section 4.12) sets out Welsh Government’s drive to
ensure that development proposals mitigate the causes of climate change by
minimising carbon and other greenhouse gas emissions associated with their design,
construction, use, and eventual demolition, and outlines the requirement to move
towards more sustainable and zero carbon buildings in Wales through application of
specific standards for construction. The Sustainability Code requirements are referred
to in TAN 22 Sustainable Buildings, which confirms the obligation on applicants to
demonstrate that building(s) can meet specific standards of construction and carbon
emission levels.

In the case of this submission, the application is accompanied by a Design and
Access Statement and Code for Sustainable Homes Statement which demonstrates
that the requirements of TAN 12 and TAN 22 an be satisfactorily addressed. The
Water Conservation Statement provides an outline of steps to be taken to conserve
and use water as part of the development.

Welsh Government policy in relation to Sustainable Buildings is due to change from
the end of July 2014, through revisions to PPW and the cancellation of TAN22, to
coincide with changes to Part L of the Building Regulations. The consequence for the
handling of planning applications is therefore that there is no requirement for the
imposition of conditions relating to compliance with the Codes for Sustainable Homes
or BREEAM standards.

Impact on Welsh Language and Social and Cultural Fabric

The requirement to consider the needs and interests of the Welsh Language is set
out in Policy RD 5 in the Local Development Plan.

The Community and Linguistic Statement submitted with the application concludes
that the development may slightly add to the number of non-Welsh speaking
households in the area but this will not be a significant percentage increase, and it
suggests it will provide the opportunity to attract young families into the area and
create a more balanced age profile for the community, which will help sustain local
services and businesses and contribute to the vitality of the community.

In Officers’ opinion a residential development on this site would not by virtue of its
size, scale, and location cause significant harm to the character and language
balance of the community. The site is identified as one suitable for new housing in the
development plan in order to meet the County’s growth targets, and as part of the
allocation process due account would have been taken of the potential for impact on
the language and social fabric.

Density of development
Local Development Plan Policy RD1 test ii) seeks to ensure the most efficient use of

land by achieving densities of a minimum of 35 dwellings per hectare, unless there
are local circumstances that dictate a lower density.

There are representations raising concern over the number of dwellings proposed on
the periphery of the village, drawing attention to the table in the Local Development
Plan indicating a number of 10 for the site. The Community Council are supportive of
the proposal for 15 dwellings.
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Applying the density figure referred to in Policy RD1 to the site area would give an
equivalent number of 19 dwellings. 15 dwellings are proposed, so the density is
actually marginally below the guidance in the policy. The table in the Local
Development Plan referring to 10 dwellings provides purely an indicative number for
allocated sites and takes no account of detailed considerations to be applied to
individual sites. In respecting local concerns, it is to be noted that the existing Llys
Gwilym and Cae’r Felin site immediately to the north has a density in the order of 21
dwellings to the hectare, and other estates at Gernant, Bodafon, Pont y Bedol and
Maes y felin have similar if not higher densities. Consequently, Officers do not
believe the proposed density is inappropriate for a site on the edge of the village or
that there is conflict with test ii) of the policy.

SUMMARY AND CONCLUSIONS:
5.1 The site has been included as a housing allocation within the development boundary of

Pentre Llanrhaeadr as part of the now adopted Denbighshire Local Development
Plan. This establishes the acceptability of the principle of the development.

5.2 The report sets out the main planning issues which appear relevant to the
consideration of the application. There are concerns raised over highway and density
issues, but the proposals have been scrutinised by the Highways Officer, and it is not
considered that there are any substantive grounds to resist the grant of outline
permission.

RECOMMENDATION: GRANT- subject to the following conditions:-

1.

Approval of the details of the scale and appearance of the building(s), and the landscaping of
the site (hereinafter called "the reserved matters") shall be obtained from the Local Planning
Authority in writing before the commencement of any development.

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.

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.

Prior to the commencement of any works on the tree overhanging the site, details of a bat
survey and any associated Reasonable Avoidance measures and mitigation considered
necessary to address conflicts with the species including the details of how the measures will
be secured shall be submitted to and approved in writing by the Local Planning Authority. The
development shall proceed strictly in accordance with such approved details.
PRE-COMMENCEMENT CONDITION

No development shall take place until a scheme of foul drainage, surface water drainage and
land drainage has been submitted to, and approved by, the Local Planning Authority. The
surface water drainage scheme should be based on sustainable drainage principles and an
assessment of hydrological and hydrogeological context of the development. The drainage
strategy should demonstrate the surface water run-off will not exceed the run-off from the
undeveloped site. The approved scheme shall be completed before the development is
completed.

PRE-COMMENCEMENT CONDITION

The development shall not begin until arrangements for the delivery of affordable housing, in
accordance with the Council's Policies and guidance, has been submitted to and approved in
writing by the Local Planning Authority.

PRE-COMMENCEMENT CONDITION

The development shall not begin until arrangements for the provision of open space, in
accordance with the Council's Policies and guidance, has been submitted to and approved in
writing by the Local Planning Authority.

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.

9. Full details of the vehicular access, internal estate road and associated highway works
including the detailed design, layout, construction, drainage, relocation of the 40mph speed
limit and street lighting shall be submitted to and approved in writing by the Local Planning
Authority before the commencement of any site works and the access shall be completed in
accordance with the approved plans before any dwelling is occupied.

10. In relation to the carrying out of the works, no development shall be permitted to take place
until the written approval of the Local Planning Authority has been obtained in relation to the
site compound location, traffic management scheme, vehicle wheel washing facilities, hours
and days of operation, the management and operation of construction vehicles and the
construction vehicle routes, the works shall be carried out strictly in accordance with the
approved details.

11. Facilities shall be provided and retained within the site for the loading, unloading, parking and
turning of vehicles in accordance with the approved plan, and which shall be completed prior
to the proposed development being brought into use.

12. The visibility splays shown on the approved plan shall at all times be kept free of any planting
, tree or shrub growth, or any other obstruction in excess of 1.05 m in height above the level
of the adjoining carriageway.

The reasons for the conditions are:-

The application is for outline permission with details of means of access and layout only.

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.

In the interests of Nature Conservation.

To prevent the increased risk of flooding, both on and off site.

In order to ensure suitable arrangements for affordable housing in accordance with planning

policies.

In order to ensure suitable arrangements for open space in accordance with planning policies.

In order to ensure that trees and hedges to be retained are not damaged by building or

engineering works.

9. In the interest of the free and safe movement and traffic on the adjacent highway and to
ensure the formation of a safe and satisfactory access.

10. In the interest of the free and safe movement of traffic on the adjacent highway and in the
interests of highway safety.

11. To provide for the parking of vehicles clear of the highway and to ensure that reversing by
vehicles into or from the highway is rendered unnecessary in the interest of traffic safety.

12. To ensure that adequate visibility is provided at the proposed point of access to the highway.

oukrwnNE

© N

NOTES TO APPLICANT:

You are advised that suitable legal agreements will be required in relation to the highway works and
you should contact the Highway Authority to discuss the requirements of the highway improvements
at an early stage. Please contact Mike Parker 01824 706977.

The following matters are drawn to the applicant's attention :

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

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

(iif) Denbighshire County Council Specification for Road Construction.

(iv) Denbighshire County Council General Notes for Highway Lighting Installations.

(v) Denbighshire County Council General Requirement for Traffic Signs and Road Markings.



