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 Ian Weaver 
WARD : 
 

Meliden 

WARD MEMBER: 
 

Councillor Peter Evans (c ) 

APPLICATION NO: 
 

43/2016/0600/PF 

PROPOSAL: 
 

Demolition of existing dwelling and outbuildings, erection of 133 
dwellings, construction of approach road, internal estate roads, 
sewers, SUDS drainage and open spaces, strategic and hard / 
soft landscaping, and ancillary works  
 

LOCATION: Mindale Farm, off Ffordd Hendre and Ffordd Gwilym Meliden  
Prestatyn 
 

APPLICANT: Mr A Roberts, Penrhyn Homes 
 

CONSTRAINTS: 
 

None 

PUBLICITY 
UNDERTAKEN: 
 

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

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

 Recommendation to grant / approve – 4 or more objections received 
 Recommendation to grant / approve – Town / Community Council objection 

 
 

 
CONSULTATION RESPONSES: 

PRESTATYN TOWN COUNCIL 
Comments on original submission 
“OBJECTION 
The planning consultation had been deferred at last meeting as planning documents were 
not available on DCC planning portal or in town library. Since last meeting it was reported 
that additional planning application documentation had been received by County but was not 
shown on County planning portal. 
Cllr B. Paterson, Ward Councillor referred to a large number of residents objections and a 
residents survey of one hundred people showing ninety-five per cent against the 
development. He explained that he felt the traffic assessment had several errors and 
appeared to have been written without regard to topography of site. Surface water was also 
a major concern, and application showed only fourteen houses (10%) were classed as low 
cost affordable homes. Cllr J Thompson Hill explained that Denbighshire County Council 
had sought a higher percentage figure of affordable homes across County but had been 
overruled by Welsh Planning Inspectorate. 
A detailed assessment of the planning application had been made by Cllr Paterson and a 
copy circulated to all Councillors. Committee confirmed that the details provided should be 
also be sent to Denbighshire County Council, Planning Department. 
In summary Committee objected to overintensification affecting highway network, poor site 
access/egress, lack of public transport provision, inadequate capacity for foul/surface water 
drainage, history of flooding issues close to proposed development, and adverse impact 
upon local environment.” 



 
Comments on February 2017 revised submission 
No response at time of completing report 
 

 
NATURAL RESOURCES WALES 
Comments on original submission 
Recommended any permission is subject to conditions.  
In relation to ecological issues - conditions should be included requiring submission of a 
Construction Environmental Management Plan (CEMP) to deal with impacts on bats, water 
voles, otters; a Biosecurity Risk Assessment to control any invasive non-native species (INNS) 
on site and to prevent their introduction; and an Ecological Compliance Audit to evidence 
implementation of agreed mitigation, etc. 
In relation to Flood Risk – a small section of the north west corner of the site is in a Zone B 
Flood Zone, but there is no built development proposed in this area. The Flood Map confirms 
the site lies completely outside the extreme flood risk outline and the updated Flood Map for 
Surface Water Flooding indicates the site is not considered to be at risk from surface water 
flooding. Suggest a condition requiring submission and approval of a surface water drainage 
scheme based on sustainable drainage principles and assessment of the hydrogeological 
context of the development, also to include for details of how the drainage system is to be 
maintained and managed after completion. 
In relation to landscape – the site is adjacent to the AONB and visible from the summit of Graig 
Fawr, but it is considered the development is unlikely to have a significant adverse impact on 
this area. A Landscape Strategy should be developed including a tree planting framework. 
Suggest consideration of re-use of excavated material within the site to limit impact on landfill 
facilities. 
 
Comments on revised submission 
Reaffirm previous comments. In respect of the Landscape Strategy, request specific 
consideration for delivery of a robust framework of trees along the site’s western and northern 
boundary to wrap around the urban edge to improve the development’s integration within views 
from the AONB, including locally native species to assist integration with existing field 
boundaries.  
In an Advisory section of the response, NRW state:   
‘We note that the area of the proposed access road was previously forested and we understand 
that the trees were removed without the necessary permission. NRW have issued a warning 
letter requesting that the satisfactory tree planting is carried out to compensate for the tree 
felling before the end of April 2017. Failure to complete this compensatory planting may result 
in NRW issuing a formal Restock Notice. We are satisfied for discussion to take place between 
the applicant/ landowner and the Local Planning Authority to confirm where the compensation 
planting will take place and for any planning permission given for the development to include 
the imposition of a suitably worded planning condition.’ 
 
 
 
DWR CYMRU WELSH WATER 
Comments on original submission 
Confirmed that there has been pre-application discussion with the applicant’s agent and that it 
is agreed that the foul sewer which crosses the site can be diverted and protection can be 
maintained. Flooding as a result of hydraulic overloading of the sewer has been raised and it is 
stated that the intention to construct a new highway drain to remove surface water from the 
public sewer will free up capacity to enable the development to connect to foul flows – which is 
acceptable in principle so long as the Highway Authority agree to adoption of the new highway 
drain. 
Surface water is to be discharged to a watercourse, so no comments are raised on this aspect 
of drainage.  
No problems are envisaged with the waste water treatment works for treatment of domestic 
discharges from the site, and a water supply can be made available to serve the development. 
There is a trunk / distribution main crossing the site, to which DCWW has statutory powers to 



access at all times; this may be diverted at the developer’s expense and contact with DCWW 
would be necessary before any development commences.  
Request Conditions and Advisory Notes are included within any consent to ensure no detriment 
to existing residents or the environment and to Dwr Cymru Welsh Water's assets.  
 
Comments on revised submission 
Repeat previous comments, suggesting the inclusion of conditions requiring approval of details 
of a scheme for the removal of surface water from the combined / foul sewer in Ffordd Gwilym 
and redirection to a watercourse or surface water sewer ; and implementation of the scheme. 

 
CLWYD POWYS ARCHAEOLOGICAL TRUST 
Comments on original submission 
Confirmed that there are no recorded archaeological sites within this development area and 
there are no implications for the proposed development at this location.  
 
Comments on revised submission 
The new information does not change previous advice recommending a watching brief / 
condition.  
   
 
CLWYDIAN RANGE AND DEE VALLEY AONB JOINT COMMITTEE 
No response received. 
 
NORTH WALES POLICE DESIGNING OUT CRIME OFFICER 
Comments on original submission 
Commented on elements of the layout which raised concerns such as the myriad of rear 
alleyways, the footpath detailing, and the design of units and garages which may give rise to 
potential problems. 
 
Comments on revised submission 
No response at time of drafting the report 
 
 
CAMPAIGN FOR THE PROTECTION OF RURAL WALES 
Unable to support. Raise concerns over the loss of agricultural land and a farm holding, 
absence of a Landscape and Visual Impact Assessment to establish impacts from principal 
viewpoints, traffic impact and possible loss of public right of way. 
 
 
 
NORTH WALES WILDLIFE TRUST 
Comments on original submission 
The North Wales Wildlife Trust object to this development in its current form as it will have a 
significant detrimental impact upon the adjacent Pwll y Bont Wildlife Site, contrary to 
Denbighshire County Council Planning Policies.  
   
Comments on revised submission 
Reaffirm objections. Would have preferred that the land on which this development is 
proposed had not been selected for housing development in the Denbighshire LDP. Refer to 
the characteristics of the site and its value as a wet area with marshy grassland and fen. Are 
keen to ensure that not only is the condition of the Wildlife Site protected but also existing 
biodiversity within the wider area is conserved and enhanced so that there is a net benefit to 
wildlife as a result of any development. Suggest further hydrological and ecological impact 
assessments are necessary. Construction stage operations including drainage infrastructure 
works need to be carefully considered and addressed to avoid adverse harm to the Wildlife 
Site, its surrounding environment (e.g. trees and hedgerows) and the biodiversity of the locality 
in general. Buffer strips between the site and housing should be considered to minimise 
adverse impacts, along with enhancement and long term management of the site, which could 
include public access; along with measures for wildlife enhancement within the development 
site itself.   



 
 

WALES AND WEST UTILITIES 
Confirm Wales & West Utilities has pipes in the area, which may be affected and at risk during 
construction works, hence the developer should contact them directly to discuss requirements 
before any works commence on site.  
 
 
DENBIGHSHIRE COUNTY COUNCIL CONSULTEES – 
 
Head of Highways and Infrastructure 

- Highways Officer  
The Highway Officer has provided a detailed a review of the considerations highlighted in the 
Development Site Brief. The conclusion is that there are no highway grounds to justify refusal 
of permission and that conditions could reasonably be imposed which meet the circular tests for 
the control of highway issues. In reaching this conclusion, the Highway Officer confirms the 
detailed contents of the revised Transport Assessment and associated information have been 
assessed, and that taking all the submitted information into account, there is no reason to 
refuse this application on highway grounds subject to the imposition of conditions. 

The Highway Officer’s report states as follows: 

“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 2 requires consideration of the need for measures to improve public 
transport, walking or cycling infrastructure in connection with a development. 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 site development brief was adopted by DCC Planning Committee in March 2016 for the two 
sites to the north of Ysgol Melyd. A Transport Assessment would be required should planning 
applications be submitted separately for the 2 sites. In such a case, the TA should take account 
of the adjacent site and not prevent its delivery. This would involve assessing the combined 
impact of both sites when complete (at a range of housing densities) on the local highway 
network. Various local issues were raised in the development brief as outlined below, I have 
included my comments below each point. 

1. Ffordd Ty Newydd. 

Ffordd Ty Newydd is a narrow road with little off street parking. Cars therefore park on what is 
already a narrow road. This presents capacity safety issues, and would need particular 
consideration if chosen as an access route for site 1. This could also be problematic in 
situations when emergency vehicles require urgent access to the site. 

Ffordd Ty Newydd is not proposed as a main access point to the development only 
as  pedestrian/cycle access including an emergency link through Ffordd Hendre and it is 
therefore not considered an issue however the junction with the A547 will be covered further 
down the report.   

2. A547/Ffordd Ty Newydd junction. 

The A547 and Ffordd Ty Newydd junction requires assessment to ascertain whether capacity 
and visibility standards can cope with additional traffic. This junction would require a Priority 
Intersection Capacity and Delay (PICADY) assessment to ascertain junction capacity, queues, 
delays and accident risk. The assessment should assess the steep incline of Ffordd Ty Newydd 
and its impact on junction safety. The A547 currently experiences high levels of traffic during 
peak times. 



This junction has been modelled using the appropriate software and it shows that the junction 
will operate within capacity if a small amount of traffic from the development decide to use 
Ffordd Pennant as a route to the A547. The gradient of the junction has also examined and it is 
not considered there would be sufficient evidence to refuse the application on highway grounds 
in relation to this issue.    

3. Ysgol Melyd 

Traffic issues arise during peak travel times at Ysgol Melyd. The TA should assess and 
propose mitigation measures to ensure vehicle and pedestrian safety is maintained as part of 
any proposal. 

This has been considered, the primary school has good pedestrian links to the surrounding 
highway network and would be within walking distance of the proposed development, there 
would be no clear reason to refuse the application because of the school.   

4. Nearby planning permissions 

A number of planning permissions have been granted for housing development in the 
surrounding area. The majority of the permissions are yet to be built. Including sites 1 & 2, 
through a mixture of housing allocations and planning permissions, it is anticipated roughly 368 
houses will be built in Meliden and including Caer Ffyddion LDP housing allocation, Dyserth. 
This surrounding housing development will generate extra traffic on the A547 which will need to 
be taken into account by the TA. The A547 at Ffordd Talargoch has an Average Annual Daily 
Traffic flow of nearly 14,000 vehicles as per a survey undertaken in March 2014. 

                          The housing growth in Meliden has been included in the Transport Assessment, the 
majority of these existing planning permissions have yet to be built. The trip generation 
from these developments have been included in and accounted for in the future growth 
and we are comfortable with the information provided.   

5. A547 / The Grove junction 

Similar to point number 2, the TA should assess the capacity and visibility standards of this 
junction are capable of handling additional traffic. This junction would require PICADY 
assessment to ascertain junction capacity, queues, delays and accident risk. The assessment 
should assess the steep incline of The Grove and its impact on junction safety. The A547 
currently experiences high levels of traffic during peak times. 

This junction has been modelled using the appropriate software and it shows that the junction 
will operate within capacity. The gradient of the junction has also examined and it is not 
considered there would not be sufficient evidence to refuse the application on highway grounds 
in relation to this issue. It is proposed to install a keep clear marking at the junction on the A547 
so a gap in any queuing traffic will allow vehicles to right turn into The Grove and turn right onto 
the A547.    

6. Maes Meurig and Cefn Y Gwrych 

Planning permission has been granted at Cefn Y Gwych relating to development of 18 
dwellings. Following a number of appeal  decisions and subsequent approval of conditions, it 
has been established that increasing highway traffic on Cefn y Gwrych is unacceptable on 
highway safety grounds. 

It is not considered that traffic from the proposed development will use this route because of its 
topography and alignment.   

7.Ffordd Penrhwylfa between junctions with Ffordd Talargoch and Penrhwylfa 
Crossroads. 

Prestatyn Ffordd Penrhylwfa is a busy and narrow road linking Meliden with Prestatyn. There 
are no pavements along the southern stretch of the road in Meliden, and cars park primarily on-



street. Both junctions have become traffic sensitive owing to recent road traffic collision history. 
A PICADY assessment (see above) is required to assess the capacity at them. The purpose of 
including FP in the TA is to assess how the volume of traffic generated by the new 
development impacts on the wider road network in the village. 

Theses junctions have been modelled using the appropriate software and it shows that they will 
operate within capacity, some queuing does occur for right turners onto Ffordd Talargoch 
however these are for short periods at peak times and the traffic returns to normal, it is not 
considered that there would be sufficient evidence to refuse the application for this reason. 

8. Parking requirements 

Denbighshire’s Parking Requirements in New Developments SPG divides the County into 2 
parking zones (based on urban and rural areas) to set standards. The site is located in parking 
zone 2 (Meliden is allocated as a village in the LDP). 

The development complies with the SPG in relation to Denbighshire’s parking standards which 
are the maximum standards required.” 

 

The Highway Officer concludes with reference to the Flood Manager’s comments on the 
surface water drainage proposals and future adoption and maintenance, which are matters it is 
suggested could be conditioned or even included in a section 106 agreement with a bond for 
any future maintenance. It is also stated that traffic calming is installed on Ffordd Gwylim and 
Ffordd Pennant,  which can be covered by imposing a condition. 

The suggested conditions are: 

1. Full details of the proposed traffic calming on Ffordd Gwylim and Ffordd Pennant 
including the new road markings at The Grove/A547 junction including the detailed 
design, layout, construction 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 works shall be completed in accordance with the approved plans or as otherwise 
agreed in writing by the Local Planning Authority prior to the construction of any of the 
dwellings hereby approved. 

 

2. Full details of the internal estate road and associated highway works as indicated on the 
approved plans including the detailed design, stage 1 and 2 safety audits, layout, 
construction, retaining structures, street lighting and drainage shall be submitted to and 
approved in writing by the Local Planning Authority before the commencement of any 
site works and the works shall be completed in accordance with the approved plans or 
as otherwise agreed in writing by the Local Planning Authority before any dwelling is 
occupied.  

 

3. No development shall take place, including any works of demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by the Local Planning 
Authority.  The approved Statement shall be strictly adhered to throughout the 
construction period.  The Statement shall provide for: 

 the parking of vehicles of site operatives and visitors; 
 loading and unloading of plant and materials; 
 storage of plant and materials used in constructing the development; 
 the erection and maintenance of security hoarding including decorative displays 

and facilities for public viewing, where appropriate; 
 wheel washing facilities; 
 measures to control the emission of dust and dirt during construction; 
 a scheme for recycling/disposing of waste resulting from demolition and 

construction of works. 



 a route plan for all vehicles connected with the development arriving and leaving 
the site from existing highway links including delivery times. 

 

4. 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 development being brought into use. 

 

5. The emergency access link onto Ffordd Tynewydd and pedestrian link onto Ffordd 
Hendre as shown on the approved plan shall not be as shown but shall be further agreed 
in writing by the Local Planning Authority before the commencement of any site works 
and the approved details shall be completed in accordance with the approved plans or 
as otherwise agreed in writing by the Local Planning Authority prior to the occupation of 
any dwellings.  

 
 
 

- Footpaths Officer  
Comments on original submission 
Considered the route put forward in the plan behind the proposed houses was unfeasible in 
terms of inadequate width and sloping ground conditions. Suggested a minimum 3m width as 
laid out in the crime prevention legislation, but a 10 m corridor would be the best solution.  
Required more detail relating to the point where the existing Footpath (coming from the Cefn y 
Gwyrch end) meets the new access road at the corner. 

 

Comments on revised submission 
Satisfied that the proposals retain an adequate area for the footpath to the south of the 
development to be accommodated. Would need to approve details of the link to the proposed 
highway including surfacing and gradients to ensure it has an all ability friendly design capable 
of being used by people in wheelchairs or parents with prams heading to the centre of Meliden 
village. 
 

 
-  Flood Risk Manager  
Comments on original submission 
In principle does not object to the proposed development. The proposed drainage details, plans 
and calculations should be conditioned if planning permission were to be granted. 

Conditions require full details of existing surface water systems, and a management strategy 
for future maintenance of attenuation assets.  

 

Comments on revised submission 
The development proposal broadly meets the requirements of the development brief in relation 
to flood risk. The application describes a range of methods that are proposed to be used to 
manage the flow of surface water from the site to retain pre-development run-off rates so that 
no additional pressures are placed on the existing watercourses receiving flows from the 
development site. The design of the surface water system follows the sustainable drainage 
principles set out in Planning Policy Wales – Technical Advice Note 15 and attempts to control 
the flow of surface water as close to its source as possible by collecting water from roofs and 
driveways into property level attenuation tanks. Further downstream attenuation is provided by 
the use of oversized pipes, together with attenuation ditches and ponds. Of the four outfalls 
from the site, one discharges into a main river and will require a flood risk activity permit from 
Natural Resources Wales, whilst three discharge into ordinary watercourses and will require 
ordinary watercourse consent from Denbighshire County Council. The details that have been 
provided by the applicant give me no cause for concern that a permit/consent would be 
refused. 



I do have some concern regarding the adoption and management of the surface water drainage 
system, because the applicant’s proposals aren’t currently clear in that regard. However, this 
doesn’t alter my view that the design of the surface water drainage system is basically sound. 

When we met the applicant on 21st March, it was drawn to his attention that the Council had 
some concerns regarding an existing surface water drain at the south east extremity of the 
development site which hadn’t been accounted for in the development proposal. I note that the 
applicant has agreed to investigate this drain and incorporate any necessary diversion into his 
proposals. 

Overall, I see no reason to refuse the application on the grounds of flood risk and drainage 
matters. However, I would recommend the following conditions be imposed: 

1. Legally binding arrangements regarding the management and maintenance of the surface 
water system are to be agreed with the Council and put in place prior to the 
commencement of the development. 

2. Technical details of the proposals for surface water drainage, including pipe diameters, 
storage capacity and flow calculations for an appropriate range of rainfall events (to be 
agreed with the Council) are to be provided prior to the commencement of development. 

3. Detailed proposals are to be provided showing how the existing surface water sewer 
crossing the south east of the site will be incorporated into the development. 

 

 

- Archaeologist 
Comments on original and revised submission 
Notes that the archaeological assessment carried out as part of the planning process has 
identified some earlier field boundary structures but also the possibility of prehistoric activity. 
Whilst it is not feasible to ask for an archaeological watching brief across the whole site, 
requests an archaeological watching brief undertaken when the roadways are put in. In this 
way where large areas are cleared it will be possible to identify prehistoric features should they 
be existing. This can be achieved by a condition on the permission, should it be granted. 

 
- Strategic Planning and Housing Officer 
Comments on revised submission 
In relation to affordable housing, the proposed development has to provide a minimum of 13 
units on site (1 affordable unit per 10 dwellings) and an additional commuted sum of £21,112.  
Having discussed the planning proposal with the Denbighshire Education department on the 
basis of 133 dwellings, contributions towards primary education should be sought to the 
amount of £192,000. There is no need for contributions towards secondary education. 
The development of 133 dwellings on 4.8 hectares of land will require the provision of 0.74 
hectares recreation and open space and it is noted that the applicant proposes to exceed the 
minimum requirement by 0.36 hectares. It is re-iterated that the principle of residential 
development has been established as part of the Denbighshire Local Development Plan 2006 – 
2021(LDP), and the planning proposal’s appraisal, especially LDP housing need and 
supply, should not focus on this matter. 
The Strategic Housing Officer has advised separately that she has contacted Cartrefi Conwy 
who have confirmed that following the receipt of planning permission for the site, they will be 
sorting out contracts with Penrhyn Homes to be the delivery partner for the affordable housing. 
As the properties will meet DCC’s own space standards and they will be buying these 
properties through their own private finance, the Housing Officer advises the DQR space 
standard does not apply. She is happy to support the planning application from a Strategic 
Housing perspective.  
 

- Senior Estates Officer 

Officers have been in contact with the applicant’s agent to seek clarification of proposals insofar 
as they may impact on County Council land. Notes the emergency access is across County 



land and has drawn the agent’s attention to the need for communication in relation to this and 
any other land which may be affected by works in connection with the development, including 
along the periphery of Ysgol Melyd playing field. 

 

- Tree Consultant 
Since the report was undertaken by Tree Solutions the site layout has been amended to accommodate 
the retention of the footpath along the southern boundary of the site. This means that additional trees 
and sections of hedgerow can be retained compared to the previous layout.  
The provision of public open space adjacent to the perimeter of the site means that the mature trees, 
woodlands and hedgerows can be satisfactorily retained.  
The proposed vehicular access needs to be carefully engineered to meet highway requirements whilst 
minimizing the need to remove additional trees and hedgerows. As the land slopes across the 
carriageway there is a need to excavate the bank to the south of the access road and build up the 
ground to the north. It is also proposed to build a retaining wall to the south side of the road. 
These engineering works will necessitate the removal of additional hedgerows and trees present within 
the profile; and the removal of taller trees and hedges adjacent to the engineering works which will be 
root damaged to such an extent that they are no longer viable.  
Taking into account the felling which has already been undertaken, that the remaining tree and shrub 
vegetation adjacent the access is mainly of poor quality and that the main part of the site retains nearly 
all the trees and hedgerows, I am of the opinion, the loss of additional vegetation to construct the road 
is acceptable. Nevertheless, any consent should require extensive replanting of mixed native species 
on the slope to the north of the road and to the south adjacent the school. This will mitigate the 
engineered appearance of the road, although the rural character of the footpath will inevitably be lost.  
A mature ash at the Ffordd Gwilym end of the proposed access has uprooted and is now resting 
against an oak. The tree, is number 22 of the Tree Solutions survey and requires removal. It is 
unaffected by the proposed development.  
Due to the revised layout there is a need to update the tree survey, this could be undertaken when or if 
consent is granted.  
Comprehensive details for the landscaping should also be submitted and these could also be 
conditioned. There is a need thicken the boundary hedges and trees along the western boundary to 
define the edge of the settlement with the open countryside.  

 
 
RESPONSE TO PUBLICITY: 

For the record, the planning application has been the subject of two separate publicity 
exercises, one in November 2016, and one in February 2017 following submission of revised 
plans and information. It has been publicised by way of neighbour notification letters to over 
220 properties bordering the site and the approach roads to Ffordd Talargoch; the posting of 6 
site notices (4 around the site boundaries, 2 others at the junctions of Ffordd Talargoch with 
The Grove and Ffordd Ty Newydd; a press notice in the Rhyl Journal); and on the Denbighshire 
County Council Website.  
 
In objection 
Representations received from: 
Nicholas John Baker & Tracy Jane Baker, 11 The Grove,  Meliden (O) 
Stephen Lees, 3 Llys Celyn, Ffordd Ty Newydd, Meliden (O) 
Rachael Wheatley, Delfryn, Ffordd Penrhwylfa, Meliden (O) 
Graham Stubbs, 26 Ffordd Gwilym, Meliden (O 
)Linda Roberts, 16 Ffordd Gwilym, Meliden, Prestatyn (O) 
Richard Jones-Abbas, 4 Llys Celyn, Meliden (O) 
Roger Hamilton and Shirley McCardell, 39 Maes Meurig, Meliden (O) 
Chris Ford, 14 Ffordd Gwilym, Meliden (O) 
Mrs P Macdonald, 21 Bryn Llys, Meliden 
Susanne Liddle - 18 Lon Elan, Meliden  and also owen Devenport on behalf of Mrs Liddle(o) 
Mr Derek W Meaden, 10 Ffordd Bryn Melyd, Meliden (O) 
Chris Evans, 139 Ffordd Talargoch, Meliden (O) 
David Evans, Cerrig Llwydion, 109 High St., Prestatyn (O) 
Keren Spillane, 22 Ffordd Gwilym, Meliden (O) 



Carly Moorhouse, 2, The Grove, Meliden (O 
Darren Cooper, 42, Plas Uchaf Aveneu, Prestatyn (O) 
Gary Thompson, 1 Ffordd Pennant Prestatyn (O) 
Vania Tong, 16 The Grove, Meliden (O) 
David Anderson, 1 Llwyn Mesen, Meliden (O) 
Mr and Mrs MG Bailey, 31 Ffordd Gwilym, Meliden (O) 
Mr Graham Walsh, 23 Ffordd Gwilym, Meliden (O) 
Mrs Paula Donnelly, 118 Ffordd Ty Newydd (O) 
K A Paddock, 22 Maes Meurig (O) 
Mr & Mrs M G Bailey, 32 Ffordd Gwilym, Meliden  (O) 
Mr Alexandra Williams, 25 Ffordd Gwilym, Meliden (O) 
Mrs Brenda Davies, 112 Ffordd Ty Newydd, Meliden (O) 
Mrs Carol Ann Pollitt, 34 Ffordd Gwilym, Meliden (O) 
Mrs G Davies, 10 Ffordd Pennant, Meliden (O) 
Patrick Cook, 62, Ffordd Pennant, Meliden (O) 
Mr M. I. Jones, 14 The Grove, Meliden (O) 
David Evans and Kimberly Walsh, Y Bwthyn Gwyn, Ffordd Penrhwylfa (O) 
Allyson Evans, Cerrig Llwydion, 109 High Street, Prestatyn (O) 
Mr Roy and Mrs Gill Gilliams, 32 Ffordd Gwilym, Meliden (O) 
)Meliden Residents Action Group, c/o Mrs C A Hampson (O) 
Gemma Taylor, 61 Ffordd Ty Newydd, Prestatyn (O) 
Mrs V Evans - 32 Bryn Llys, Meliden (o) 
M. W. Moriarty - CPRW 7 St Michael's Drive, Caerwys (o) 
B. Paterson, 120 Ffordd ty Newydd, Meliden (O) 
J. Wilson, 27 Ffordd Gwilym, Meliden (O) 
Claire Davies, c/o 13 Maes Meurig, Meliden (O) 
Mr Alexander Williams, 25 Ffordd Gwilym Meliden (O) 
Victoria Rogers 30 Ffordd Gwilym (O) 
Mr Bob Paterson 120 Ffordd Ty Newydd (O) 
 
 
The correspondence from C.A. Hampson, Nant yr ogof, Tan yr Allt, Meliden is as Secretary of 
Meliden Residents’ Action Group.  
The comments in this response refer to concerns over traffic arrangements, overall detrimental 
impact on the village of Meliden, and impact on overstretched schools, doctors’ practice and 
hospital. 
 
Comments have also been received from Ann Jones AM, who advises she has been contacted 
by many residents, and notes when the site was first proposed there was a great deal of 
opposition and the removal of trees caused anger in the community. She considers the 
objections that were raised during the consultation to having the site designated for 
development are still valid and asks the Authority to pay heed to the views of the community. 
 
 
 

          Summary of planning based representations in objection: 
Representations received in relation to the February 2017 revised application, which raise new 
issues are in italics 
 
Principle 
Concern over outward expansion of settlement and potential for merger with other residential 
areas / unacceptable effect on character of village / scale of development inappropriate / 
existing infrastructure of the village not adequate to cope with the scale of development / 
development would impose an unacceptable burden on the population of Meliden / other land is 
allocated for housing in the area 

 
Highways 



Unacceptable impact on already limited highway network / concerns over adequacy of 
approach roads and junctions entering A547 at a steep gradient / likely vehicle conflicts and 
congestion at junction of A road and The Grove and Ffordd Ty Newydd particularly at peak 
hours, without traffic management / A547 is regularly gridlocked / access roads also serve 
Ysgol Melyd which generates peaks of traffic dangers at opening and closing times / 
development of 136 dwellings, with 355 parking spaces will generate considerable additional 
traffic on approach roads where there is regular on street parking on both sides and narrowing 
of highway widths / problems for emergency vehicle access, and larger delivery and 
construction vehicles struggle to access existing properties / concerns over safety of vehicle 
users and pedestrians, including children accessing the school, shops and the park, likely to be 
worsened by Ffordd Pennant being used as a ‘rat run’ to Ffordd Ty Newydd / evidence of 
speeding traffic and accidents /  Saints Gym adds to parking concerns / there is also 
congestion when Melyd FC play /roads serve One Stop Shop where on sreeet parking limits 
width of road / consideration should be given to alternative access proposals / concerns over 
dangers entering A road have been raised previously with Head of Highways with no 
satisfactory response / traffic will increase on Ffordd Penwylfa which is already a danger point 
with access via a one way system, no pavements along lengths, on street parking/  Traffic 
Assessment contains errors, inaccuracies and omissions, misleading cross referencing, and is 
based on false assumptions and winter traffic surveys / area is on a hillside where there is 
greater reliance on motor vehicles / proposals involve a dangerous drop into a narrower 
carriageway with a blind corner at the bottom of Ffordd Gwilym / how is construction traffic to 
be managed, given the narrowness of the approach roads to the only entrance via Ffordd Ty 
Newydd, a tight turn near parked vehicles / accident report does not cover 2015 when there 
were accidents on the A road / Transport Assessment takes no account of traffic increases 
arising from Prestatyn Retail park, other developments and proposed developments in the 
locality / access road does not have pavements on both sides as is referred to in the 
specification / estimates of walking times to facilities are misleading and take no account of 
terrain, which will limit the number of cyclists and pedestrians, making this a development 
reliant on motor vehicles / proposed 90 degree bend will pose an accident risk and bottleneck 

Revised plans make no difference to the basic points in objection / inaccuracies in Transport 
Statement remain – including suggestion that all facilities are within 500m of the site / site 
requires completely new access from A road 

Loss of footpath not acceptable 

Routing footpath along the new estate road is not an appropriate option and does not enhance 
the path as stated 

 
Flooding/drainage 

Unclear whether allowance has been made for future proofing for flood risk / concerns over 
absence of reference to existing surface water drains into the site and associated impact on 
existing drainage systems, which have history of backing up / fields are at the bottom of a hill, 
are boggy and are known to flood in wet conditions/ has a proper assessment of impact on the 
proposed houses and other estates in the area been made / Bungalow at Pwll y Bont Ffordd, 
Penrhwylfa was objected to due to history of drainage problems (and lack of service facilities, 
potential flood risk, and limited public highway access). 

 
Ecological impact Wildlife/Trees 

Proper assessment of impact on biodiversity needs to be made and independently scrutinised / 
impact on conservation and nature site from recent tree and hedgerow clearance and concerns 
over future impacts / bat habitat has already been disturbed / loss of trees and bushes is 
extensive / there are great crested newts in the area which do not seem to have been 
mentioned 



 

Housing need 

How will the development have any significant impact on the need for social housing in the 
County (2000 persons are on the social housing waiting list) / development is for private 
housing and is unlikely to be affordable for persons in need of housing / occupiers likely to 
come from outside the area 

 

Impact on local school and health services 

Has a proper impact assessment been made and independently scrutinised / Ysgol Melyd is at 
full capacity / GP practice is under pressure / impact on dentists and Glan Clwyd Hospital 
 

Other comments 
Mix of dwelling types  

No single storey dwellings are proposed so no provision for older residents  

 

Levels changes 

Highway works will involve considerable raising of land levels as there is a 3m drop between 
the site boundary and the line of the proposed access road. 

 

Archaeological issues 

Access road off Ffordd Gwilym would be built over what is believed to be an Ancient Road 
forming part of the London Road present in paths in north Wales 

 

Boundary issues 
Evidence of encroachment onto land outside ownership / legal dispute over attempted land 
snatch, clearance of trees and hedgerow along Coopers Lane and erection of new fence / 
question over site encompassing land in separate ownership 
 
Increased CO2 emissions 
 
Negative impact on property values in locality 
 
 
 
In support 
Representations received from: 
Adam Graham, 26 Broadway, Prestatyn (S) 
 
 
Summary of planning based representations in support: 
Principle 
Positive impact on Prestatyn and Meliden from provision of much needed family homes 
 
Highways 
Transport Assessment suggests development will have no detrimental impact on the existing 
network / Council should however assess cumulative impact of developments and require 
developer contributions for any necessary improvements / consideration should be given to 
potential improvements to walking and cycling links between Meliden and Prestatyn through 



revisions to the scheme. 
 
 

 
REASONS FOR DELAY IN DECISION (where applicable):  
 

 timing of receipt of representations 
 additional information required from applicant 
 negotiations resulting in amended plans 
 re-consultations / further publicity necessary on amended plans and / or additional 

information 
 awaiting consideration by Committee 

 
 
 

PLANNING ASSESSMENT: 

1. THE PROPOSAL: 
1.1 Summary of proposals 

1.1.1 The application seeks full planning permission for a residential development on 
land to the north west of existing housing at Ffordd Ty Newydd / Ffordd Hendre, 
the playing field of Ysgol Melyd  and Ffordd Gwilym in Meliden. 
 

1.1.2 The main elements of the scheme, as revised in February 2017, are: 
 The demolition of the existing dwelling and outbuildings at Mindale Farm 
 The erection of 133 dwellings  
 Associated highway works including a new main access into the site off 

Ffordd Gwilym; an ‘emergency access’ and two footpath links off Ffordd  
Hendre and Ffordd Ty Newydd; internal estate roads, sewers, sustainable 
drainage systems 

 Provision of open space, strategic and hard / soft landscaping.   
 

1.1.3 In terms of detail, the application for determination involves: 
-  a main vehicular access into the site off the north western end of the existing cul 
de sac at Ffordd Gwilym. This is shown as turning through 90 degrees to the south 
west from the end of Ffordd Gwilym, then running parallel with the boundary with 
Ysgol Melyd playing field for some 150m and into the fields proposed for 
development.  
- an ‘emergency’ vehicular access and footpath links to Ffordd Ty Newydd 
-  the layout of 133 dwellings (including 14 different house types : 6x4 bed 
detached houses; 78x3 bed houses – a mix of 2 storey detached, 2.5 storey town 
houses, and 2 storey terraces; and 50 x2 bedroom units in terraces of 3 or 4 
houses)  
-  associated open space (a 1.12 ha area) along the south western, north western, 
and south eastern sides of the site 
 
There is a phasing plan indicating the intention to develop the site in 4 phases, 
starting from the north east part of the site (Phase 1, Plots 1-37),  Phase 2 (Plots 
38-66), and working to the  south west corner with Phase 3 (Plots 67-96), and the 
north west corner with Phase 4 (Plots 97-133).   
 
The layout pans show the proposed distribution of a total of 13 affordable dwellings 
within the development – 8 in Phase1, 1 in Phase 2, and 4 in Phase 3.  
 
There is a Landscape Strategy Plan illustrating proposals for surfacing materials, 
soft landscaping, fencing and screening 
 
 



A copy of the site plan and the phasing plan is attached at the front of the report, 
along with examples of the house types proposed. 

 

1.1.4 The supporting documents include a Design and Access Statement, a Transport 
Assessment, an Ecological Assessment, an Arboricultural Impact Assessment/ Method 
System, a Flood Consequence Assessment, an Archaeological Assessment, an outline 
drainage strategy Community Linguistic Statement Report and Impact Assessment, a 
Geophysical Survey Report, and a Water Conservation Strategy. There are a range of 
plans showing house type details, highway and drainage proposals.  
 

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

In the Design and Access Statement 

‐ The statement refers to the documents submitted with the application and how these 
assist the consideration of the proposals. 

‐  It states that….. ‘The result of the complex studies and the consideration of all issues 
has been a scheme size of much less than 150 dwellings which can in practice be 
delivered meeting all the site based and planning policy stipulations faced. Site 
density has sought to be maximised, however on sloping terrain compromises have 
had to be struck with regard to access and open space provision. This compromise 
for the design and layout makes site viability a major consideration for the complete 
planning project under Policy BSC3.’ 

‐ There is an appraisal of the site design concept in the context of the Site 
Development Brief SPG, and with regard to a wide range of issues. These are 
referred to in detail within the topic assessment sections of the report. 

‐ There is reference to Infrastructure Payments: that the developer has undertaken a 
financial appraisal and allocated resources to open space provision, education 
contributions and welsh language mitigation measures, in accord with Council 
planning priorities. It is suggested issues in relation to site drainage and affordable 
housing can be attended to by the use of planning conditions. 

‐ In conclusion, it is stated that : 
‘ The applicant has generated a proposal which has made effective use of context to 
provide a legible and accessible new major housing development, that is not car 
dependent and aims to serve local housing needs primarily, and which is visually 
attractive at the edge of the settlement, providing new opportunities for recreation, 
sport and creation of wildlife corridors alongside the ecological resources 
neighbouring to the north edge.  
The proposal is therefore is therefore commended as a suitable design solution for 
the allocated site and its delivery in early 2017 to help stem the shortfall county wide 
of 5 yr housing land supply, currently standing at 2.1 years. TAN1 would therefore 
advise that planning permission be granted immediately to allow for supply and 
choice in housing to be increased, all other planning matters now having been 
resolved and constraints overcome.’ 

In the Transport Assessment 

o The Assessment, revised in February 2017, includes sections providing a review of 
national and local policy context, baseline conditions, development proposals, the site 
access arrangements, accessibility by sustainable traffic modes, the development 
proposals, and a Traffic Impact Assessment.  

o The Summary and Conclusion section emphasises that the principle of transport 
sustainability underlies the development. It states.. “ The location of the site provides 
a good context for journeys to be undertaken on foot and by cycle, and the access 
strategy reflects this with the provision of good permeability and connectivity for 
pedestrians and cyclists.” 



o It is confirmed that the internal road layout for the site has been designed to be in 
accordance with Manual for Streets and is based on meeting highway authority 
minimum criteria.  

o Swept path analysis confirms that a car can enter the access even if another car is 
waiting to leave, and demonstrates that the site is accessible by a large refuse 
vehicle. 

o The location of the site provides a good context for journeys of residents to be 
undertaken on foot and by cycle. Pedestrian connection is to be provided with Ffordd 
Hendre and the existing footpath within the site, helping to minimise walk and cycle 
distances between the site and nearby amenities, thereby offering the best chance of 
fostering a sustainable community. 

o A range of destinations are accessible to destinations by bus, including amenity and 
employment locations, in accord with local and national policies. 

o The Traffic Impact Assessment includes comprehensive junction analysis and 
modelling for future years (2020 and 2025, for peak hours), and concludes that the 
proposed residential development does not have a detrimental impact on the 
operational performance of the TA highway network. 

o It is concluded that …” the proposed development is in accordance with national and 
local transport policies, and that there are no transport / highways reasons for refusal 
of planning permission”. 

‐  
In the Ecological Assessment 

‐ There have been two documents submitted – one based on a January 2016 survey, 
one providing recommendations for mitigation and ecological enhancement. 

‐ The January 2016 report provided the findings of a walkover survey and assessment 
of ecological value of the site. It concludes that there are no known issues with 
badgers or their setts at this point in time; the area will be used by bats for foraging, 
and there are at least two boundary trees with potential to support bats; there are no 
ponds on the site and other than areas where drainage is impeded, the nearest are 
over 300 m away, so there appear to be no issues in respect of great crested newts; 
no hedgehogs have been recorded in the area but site clearance would need to be 
carried out carefully to ensure any are not harmed; any works affecting drainage 
ditches would need to be surveyed to determine the presence / absence of water 
vole; and hedgerow, scrub and tree clearance should be timed to avoid interference 
with nesting bird and bat habitat. 
 

In the Arboricultural Impact Assessment / Method Statement 

‐ The June 2016 report is in relation to the development proposal 
‐ The report recognises the confirmation of two Tree Preservation Orders by  the 

County Council on land on and adjoining the site 
‐ The layout has been detailed to retain the trees protected by the TPO’s, and the best 

quality trees and hedgerows outside the Orders. 
‐ Normal ‘Best Practice’ protective measures need to be taken to avoid damage to 

trees at construction stage. 
‐  

In the Flood Consequence Assessment 

‐ The June 2016 Level 1 Screening Study concludes that a small area of the site has a 
low risk of fluvial / tidal flooding originating from the Prestatyn Gutter, but points out 
no development will be carried out in this area. 

‐ The remainder of the site is classed as Zone A on the TAN 15 Development Advice 
Maps – land considered to be at little or no risk of fluvial or coastal / tidal flooding. 

‐ Based on information available, the risk of flooding from groundwater, overland flow, 
artificial drainage, and infrastructure are all considered to be low. 



‐ A SuDS drainage philosophy will be adopted for surface water drainage treatment, 
discharge will be via carrier drain to Prestatyn Gutter with discharge rates limited in 
accord with requirements of NRW and the local Flood Authority 
 

In the Outline Drainage Strategy 

‐ The June 2016 document sets out the foul and surface water drainage strategies for 
the development 

‐ The intention is to discharge the foul drainage system to the Dwr Cymru Welsh Water 
public foul sewers, via a gravity piped system and a pumped system for a small part 
of the development 

‐ Surface water would be discharged to existing watercourses adjacent to the site 
incorporating sustainable drainage systems and flow control devices for the 
management of water attenuation on site and pollution prevention off site preventing 
negative impacts. 
 

In the Archaeological Assessment 

‐ The January 2016 assessment indicates  that the historical narrative shows the local 
landscape is rich in prehistoric and Roman sites and findspots, but having regard to 
the geophysical survey and  topography in the area around the application site 
(watercourse, waterlogging), concludes that the site would not have been conducive 
to early habitation, the potential for prehistoric remains relating to seasonal camps or 
hunting grounds is medium, and the potential for buried remains from later periods is 
low. 

‐ It is recommended that a phase of archaeological evaluation or monitoring be made a 
condition of a planning permission. 
 

In the Geophysical Survey Report 

‐ The December 2015 report identified few anomalies of possible archaeological origin, 
and those identified remain tentative at best and may have alternative origins such as 
agricultural or natural 

‐ Anomalies relating to 19th century field boundaries, and recent ploughing suggest the 
area has been used primarily for agricultural purposes, since the medieval period. 

‐ Remaining anomalies are modern or natural in origin, relating to underground 
services, land drains, ferrous objects, and fencing. 
 

In the Community Linguistic / linguistic Assessment 

‐ The report points out the site has been allocated in the Development Plan, and as the 
number of dwellings proposed is below the indicative number of 154 in the table 
attached to Policy BSC1, the scale of impacts on the Welsh language are likely to be 
less than anticipated when consideration was being given to inclusion at the adoption 
stage of the Plan. 

‐ Mitigation for impacts is considered through a number of mechanisms, including  
provision of 10% affordable housing (support for local young families), provision of a 
mix of housing types including smaller affordable dwellings, phasing of the 
development, commuted sum payment, use of Welsh street names. 
 

In the Water Conservation Strategy 

‐ The strategy sets out specific proposals for the reduction of use of water in new 
dwellings and within individual plots. 

 

The application forms confirm the ‘Certificate C’ process has been followed in relation to the 
ownership of the site. This is the process applicable to situations where some, but not 
necessarily all owners of a site are known. The applicant / agent has posted notices around 
the site and a notice in the local press prior to the submission of the application, offering those 
with an interest in the land opportunity to make themselves known, and has advised that other 



steps have been taken to find the names and addresses of owners of the land to which the 
application relates. This includes checks of the Land Registry (of land alongside the access); 
checks of the Right of Way registered by Mindale at the Land Registry; checks of the owners 
of 33 Ffordd Gwilym at the land Registry; checks of the Denbighshire County Council 
Commons Register; and checks of the historic Commons Enclosure Awards at Flintshire 
County Council Archives. Formal notice has been served on two known owner / occupiers of 
properties identified with an interest in part of the application site (Mindale Farm and 33 
Ffordd Gwilym).  

 

1.1.5 Following submission of the revised plans and documents in February 2017, the applicant’s 
agent has confirmed the applicants are content with the education contribution, for the off site 
works of traffic calming, the housing balancing payment and a Welsh language mitigation 
payment.  
 

1.2  Description of site and surroundings 
 

1.2.1 The main part of the application site is comprised of field parcels attached to Mindale Farm, 
which incorporates the dwelling at the farm, associated outbuildings, stables and a menage 
area. 
 

1.2.2 The sole vehicular access to the site at present is from a narrow track referred to as Ffordd 
Hendre, which branches off Ffordd Ty Newydd. This has provided access to Mindale Farm. 
The new access road is  proposed from Ffordd Gwilym and involves use of land forming the 
garden area of No 33 Ffordd Gwilym, and the demolition of a side extension to that property, 
and then via a new section of road along what is currently an old track running south west 
alongside the boundary of the playing field to the north west of Ysgol Melyd.   

 

1.2.3 Most of the other site boundaries are formed by long established hedgerow trees / bushes and 
undergrowth.   
 

1.2.4 Land levels fall generally down from south east to north west, the highest point in the field 
where the housing development is proposed being in the south west corner at 29.7m AOD 
and the lowest point being 12.5m in the north west corner. 
 

1.2.5 There is a public footpath (No 22) running the entire length of the south / south eastern 
boundary of the site, and this continues to the north east to link with Maes Meurig. 
  

 
1.3  Relevant planning constraints/considerations 

 
1.3.1 Members are referred to the extract from the Proposals Map for Meliden from the 

Denbighshire Local Development Plan at the front of the report, to aid understanding of the 
situation relating to the extent of land allocated for housing development in this part of the 
settlement, and the proposed location of the access into the site. 
 

1.3.2 The land proposed for the construction of the 133 dwellings is annotated as an Allocated 
housing site on the Proposals Map and is referred to as at the ‘rear of Ffordd Hendre’ in the 
table accompanying Policy BSC1 in the Plan. The table gives an indicative number of 154 
dwellings for the site. 
 

1.3.3 The main vehicular and pedestrian access to the application site is proposed off Ffordd 
Gwilym and would run into and along the south west corner of a separate Allocated housing 
site, referred to as at the ‘rear of Maes Meurig’ in the table in BSC1. The table gives an 
indicative number of 30 dwellings for the Maes Meurig site. There is an 80m gap between the 
Ffordd Hendre and Maes Meurig sites. 



 

1.3.4 The Ffordd Hendre and Maes Meurig sites are the subject of separate Supplementary 
Planning Guidance in the form of a Site Development Brief, adopted at Planning Committee in 
March 2016. There is a brief summary of the contents of the Brief in section 3.1 of the report, 
and a copy of the Brief is attached as an Appendix to the report as its contents are of 
relevance to a number of aspects of the application. The contents of the Brief are referred to 
in relation to the topics covered in the Main Considerations section of the report. 

 

1.3.5 The application site is referred to in the application documents as land at Mindale Farm. This 
is the ‘Ffordd Hendre’ site in the Site Development Brief. For clarification in the rest of this 
report, reference to Mindale Farm should be taken to refer to the Ffordd Hendre site in the 
Brief.   
 

1.3.6 It may be appreciated from the extract from the Local Development Plan Proposals Map that 
the new vehicular access to the current application site would run across the ‘gap’ between 
the Ffordd Hendre and Maes Meurig sites. In this area, the development boundary for the 
settlement is drawn along the north side of the path which runs parallel with the boundary of 
the Ysgol Melyd playing field.  
 

1.3.7 Meliden is linked to Prestatyn in the table in Policy BSC1 summarising the contribution from 
new allocations and existing commitments in lower growth towns. 
 

1.3.8 An area of land immediately to the east of the main part of the application site is referred to as 
the Pwll y Bont wildlife site in the Site Development Brief. This is described as ‘a wet area with 
marshy grassland and species poor fen’. This is a non-statutory designation but obliges due 
consideration of impacts from development on features of ecological interest.  
 

1.3.9 Both residential land allocations in Meliden, i.e. Ffordd Hendre and Maes Meurig, were not 
included in the emerging Denbighshire Local Development Plan at the deposit Plan stage. 
During Plan Examination, and in response to the Planning Inspector’s preliminary findings on 
matters of housing need and supply, the Council put forward a number of potential, additional 
residential sites to be considered for inclusion into the Plan. Both sites were included in this 
exercise. However, when the Council produced a final list of 21 potential, additional residential 
sites for the Planning Inspector, the Ffordd Hendre site was not included in the list. Since the 
Ffordd Hendre site had already been assessed as part of this exercise, the Planning Inspector 
could consider including the site in the Local Development Plan to achieve the required overall 
number of houses. Hence both sites, i.e. Ffordd Hendre and Maes Meurig, were included as 
residential land allocations in the Local Development Plan that was considered and adopted 
by Full Council in June 2013. The sole reason for including both sites in the Local 
Development Plan was to meet the identified housing need in the County up to 2021. 

 

1.3.10 The boundary of the Clwydian Range and Dee Valley AONB is approximately 0.5km to the 
south east of the application site, at Graig Fawr. 

 

1.4 Relevant planning history 
1.4.1 None of relevance to the current application.  

 
1.5 Developments/changes since the original submission 

1.5.1 As noted previously, the plans have been revised in February 2017 following feedback to the 
applicants on a range of issues. The main change was the reduction in the number of 
dwellings from the originally proposed 136 and the detailing of the open space proposals 
along the south east boundary with Ffordd Ty Newydd to retain the existing line of trees and 
hedgerows.   
 



 

2. DETAILS OF PLANNING HISTORY: 
2.1   None of relevance to the application. 

 

 

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

Denbighshire Local Development Plan (adopted 4th June 2013) 
Policy RD1 – Sustainable development and good standard design 

Policy RD5 – The Welsh language and the social and cultural fabric of communities 

Policy BSC1 – Growth Strategy for Denbighshire 

Policy BSC3 – Securing infrastructure contributions from Development 

Policy BSC4 – Affordable Housing 

Policy BSC11 – Recreation and open space 

Policy VOE2 – Area of Outstanding natural Beauty and Area of Outstanding Beauty 

Policy VOE5 – Conservation of natural resources 

Policy VOE6 – Water management 

Policy ASA2 – Provision of Sustainable transport facilities 

 
Policy ASA3 – Parking standards 
 

3.1 Supplementary Planning Guidance 
 
Supplementary Planning Guidance Notes:  

‐ Recreational Public Open Space 
‐ Access for All 
‐ Planning Obligations 
‐ Affordable Housing in New Developments 
‐ Residential Development 
‐ Residential Development Design Guide 
‐ Nature and Protected Species 
‐ Parking requirements in new developments 
‐ Planning for Community Safety 

Supplementary Planning Guidance - Site Development Brief – Residential development at 
Ffordd Hendre and Maes Meurig, Meliden . Adopted March 2016. Attached as an appendix to 
the report. 

This Brief relates to the site forming the subject of the current application and the separate 
site referred to immediately to the north west of Maes Meurig. 

It reviews the site context, sets out the planning policies relevant to the consideration of any 
applications, and provides a site appraisal and outline of requirements for a submission. 

The planning policies considered relevant to the application are listed in Section 3 of the 
report and are reviewed in detail in Section 4. 



The basic ‘requirements’ in the Brief include the need for a Transport Assessment and 
consideration of highway impacts on the locality, including roads and potentially affected 
junctions in the area (Ffordd Ty Newydd, The Grove, Ysgol Melyd, Maes Meurig, Cefn y 
Gwrych, Ffordd Penrhwylfa ), planning permissions in the surrounding area; parking 
requirements; accessibility; access for all; archaeology; biodiversity; boundaries; built heritage 
and surrounding character; community safety; education; flood risk; landscape and open 
space; utilities; Welsh language.  

Section 6 of the Brief sets out six Design Objectives / principles any proposals should meet. 
These include consideration of provision for walking, cycling and public transport; designing in 
the context of the surrounding area and edge of settlement location; enhancing biodiversity 
and human health; providing satisfactory infrastructure; and adopting a ‘Welsh branded’ 
scheme with affordable housing to help the community and language to grow in the area. 

In terms of the status of the Site Development Brief, this is set out in paragraph 2.2 of the 
document: 

“The Council’s Supplementary Planning Guidance notes (SPGs) are not part of the adopted 
local development plan. The Welsh Government (WG) has confirmed that following public 
consultation and subsequent Local Planning Authority (LPA) approval, SPGs can be treated 
as a material planning consideration when LPAs, Planning Inspectors and the Welsh 
Government determine planning applications and appeals.” 
 

3.2 Government Policy / Guidance 
Planning Policy Wales Edition 9,  2016 
 
Technical Advice Notes 
TAN 1 Joint Housing Land Availability Studies  

TAN 2 Planning and Affordable Housing  
TAN 5 Nature Conservation and Planning  

TAN 12 Design  

TAN 15 Development and Flood Risk 

TAN 18 Transport 
TAN 20 The Welsh language – Unitary Development Plans and Planning Control  

4. MAIN PLANNING CONSIDERATIONS: 
 

In terms of general guidance on matters relevant to the consideration of a planning application, 
Planning Policy Wales Edition 9, December 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). PPW advises that 
material considerations must be relevant to the regulation of the development and use of land in 
the public interest, towards the aim of sustainability.  
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 Site Development Brief 
4.1.3 Density of development 
4.1.4 Visual amenity / landscape 
4.1.5 Residential amenity 
4.1.6 Ecology 
4.1.7 Drainage  
4.1.8 Highways  
4.1.9 Affordable Housing 
4.1.10 Open Space 
4.1.11 Impact on local services including education provision 
4.1.12 Impact on Welsh Language and social and cultural fabric 
4.1.13 Use of agricultural land 
4.1.14 Archaeology 
 
Other matters  

Land ownership 

Pre –application consultation 

Community safety 

Local employment strategy 

Details submitted with the application 

Well-being of Future Generations (Wales) Act 2015 

 

 

4.2         In relation to the main planning considerations 
 

4.2.1 Principle 
The main Local Development Plan Policy relevant to the principle of the development is 
Policy BSC 1.  This policy seeks to make provision for new housing in a range of locations, 
concentrating development within development boundaries of towns and villages, and it 
states developers will be expected to provide a range of house sizes, types and tenure. 
 
Factually, the site is located within the development boundary of Meliden. It is allocated as a 
housing site on the proposals map accompanying the Plan.  
 
The process through which the allocation of the land passed in the evolution of the 
Development Plan is referred to in section 1.3.9 of the report. Officers are appreciative of 
members’ reservations over the process and the role of the Development Plan Inspector in 
seeking the inclusion of additional housing sites to achieve population / housing need targets. 
Nonetheless, it has to be recognised that the Development Plan has passed through a 
statutory process, including its adoption following a democratic vote at Full Council in 2013, 
and the status of the Plan and its allocations means it is a significant material consideration in 
the assessment of planning applications in the County.   
 
With reference to the Development Plan and housing need, it is to be noted that at the time of 
drafting this report, the latest Joint Housing Land Availability Study (JHLAS) has concluded 
that Denbighshire has a 2.02 years supply of available housing land against a minimum 
National requirement of five years. This shortage and the positive contribution which a site of 
over 100 dwellings would make to improving supply are also material considerations in 
respect of determining the application.  

In respecting the context in which the site was included as an allocation in the Development 
Plan, the fact that the site is allocated for housing in an adopted plan and there is a clear 



shortage of housing land in the County based on the current method of calculation inevitably 
lead officers to conclude that it would be inappropriate to oppose the application in principle.  
It is therefore suggested that the determination of the application should rest primarily on the 
acceptability or otherwise of the local impacts of the proposal, including those identified in the 
adopted Site Development Brief. 

 
 
4.2.2 Site Development Brief 

The proposals have been scrutinised with regard to the contents of the Supplementary 
Planning Guidance - Site Development Brief – Residential development at Ffordd Hendre and 
Maes Meurig, Meliden, which was adopted in March 2016. 

The planning policies referred to in the Site Development Brief are listed in Section 3 of the 
report and are reviewed in detail in the following sections which deal with the site specific 
impacts of the development proposals.  

The Brief contains a section titled ‘Site appraisal and requirements’ which describes known 
constraints that any application needs to give consideration to. In respect of the access and 
parking, the Brief refers to the need for a Transport Assessment and consideration of highway 
impacts on the locality, including roads and potentially affected junctions (Ffordd Ty Newydd, 
The Grove, Ysgol Melyd, Maes Meurig, Cefn y Gwrych, Ffordd Penrhwylfa ), planning 
permissions in the surrounding area; parking requirements; accessibility; and access for all. It 
also refers to archaeology; biodiversity; boundaries; built heritage and surrounding character; 
community safety; education; flood risk; landscape and open space; utilities; and the Welsh 
language.  

Having regard to the considerations outlined in the Brief, Officers conclusion is that the 
documents included with the application contain sufficient information to make a reasoned 
judgement on the acceptability or otherwise of the proposals for the development of the 
Ffordd Hendre (Mindale Farm) site. The submission contains a detailed Transport 
Assessment, along with an Ecological Assessment, an Arboricultural Impact Assessment/ 
Method System, a Flood Consequence Assessment, an Archaeological Assessment, an 
outline drainage strategy Community Linguistic Statement Report and Impact Assessment, a 
Geophysical Survey Report, and a Water Conservation Strategy.  

In terms of the six Design Objectives / principles which the Brief indicates any proposals 
should meet, the following sections of the report offer commentary on whether the proposals 
provide adequate provision for walking, cycling and public transport; whether the detailing 
shows the dwellings / layout have been designed in the context of the surrounding area and 
edge of settlement location; whether the proposals will enhance biodiversity and human 
health; whether they provide satisfactory infrastructure; and whether they reflect a suitable 
‘local’ approach with affordable housing to help the community and Welsh language to grow 
in the area. 

For clarity, the status of the Site Development Brief is set out in paragraph 2.2 of that 
document, and is quoted in full in section 3.1 of this report. It is Supplementary Planning 
Guidance, which is not part of the adopted Local Development Plan, but it can be treated as a 
material planning consideration in the determination of an application. 

 

4.2.3 Density of Development 
Policy RD1 test ii) states that a minimum density of 35 dwellings per hectare (d/ha) should be 
achieved in order to ensure the most efficient use of land, and that these minimum standards 
should be achieved unless there are local circumstances that dictate a lower density. 

 For allocated housing sites, Policy BSC 1 provides indicative figures in a table for how many 
dwellings each site is expected to provide. The figures are referred to as broadly identifying 



the distribution of dwellings. The indicative total for the Ffordd Hendre site is 154 dwellings. 
The gross site area is 4.8 hectares. If the site were to be developed at the Policy RD1 density 
of 35d/ha, this would mean a total of 168 dwellings based on gross site area. 

The Design Objectives section in the Site Development Brief states that access, housing 
density and site layout will be designed in context of the surrounding area, taking account of 
matters such as local character and built heritage. 

There are no representations raising matters specific to the density of development. 

The proposal is for the erection of 133 dwellings, representing a density of 27.7d/ha based on 
the gross site area. This is clearly below the 35d/ha figure sought in Policy RD1, but having 
regard to the context of the surrounding area as noted in the Site Development Brief, the 
extensive area of open space proposed and the topography of the site, alongside the nature 
and density of housing development on the fringes of the settlement, it is considered that the 
density of development proposed would be in keeping with the character of existing housing 
in the area, and is acceptable having regard to local circumstances, and the principles of the 
Site Development Brief.  

 
 

4.2.4 Visual amenity / landscape 
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. 
Policy VOE2 requires assessment of impact on the AONB / Area of Outstanding Beauty and 
states that development that would cause unacceptable harm to the character and 
appearance of the landscape and the reasons for designation will not be permitted. 
 
Section 6 of the Site Development Brief contains basic design objectives any proposal should 
meet. It requires the design to take account of the site’s edge of settlement visual prominence 
and existing built heritage, and suggests this should be achieved by a context aware use of 
design and external construction materials. It requires the site layout and building orientation 
to respect views from the surrounding area, and high quality landscaping to ensure a 
seamless transition from countryside to build form. The Brief also refers to the Meliden Ffordd 
Penrhwylfa Conservation Area and the requirement in Policy VOE1 and Welsh Government 
Circular 61/91 to preserve or enhance the character and appearance of such areas. In 
relation to the AONB, the Site Brief refers to the need to ensure that the overall approach to 
development and particularly the landscaping of the site pays regard to the need to mitigate 
any adverse impacts on the AONB, notably on views from higher ground in that area. 
 
There are individual objections to the proposal based on potential visual impacts arising from 
the development on the edge of the village.  
 
Natural Resources Wales note the site will be visible from the summit of Graig Fawr which is 
open to public access and popular for recreation. NRW consider that the development is 
unlikely to have a significant adverse effect upon this area, including the AONB, and they 
recommend inclusion of a suitable condition requiring submission and approval of a 
landscape strategy for the site, to include a robust framework of trees along the site’s western 
and northern boundaries to improve integration within views from the AONB. 
 
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.   



 
Whilst the site would be visible from higher ground within the AONB to the south, such views 
are from distance and the development would be seen as a small extension to the existing 
built up area of Meliden and Prestatyn. Locally, the visual impact of the development would 
be limited to some extent by the retention of the boundary hedgerows and trees which provide 
an important natural screen.  Use of appropriate roof and wall materials, and additional 
landscaping / planting, as suggested by Natural Resources Wales would assist in mitigating 
impacts from the AONB and from nearby public viewpoints.  
 
Impact on the Meliden Ffordd Penrhwylfa Conservation Area from development of the 
Mindale Farm site would be minimal, given the respective location of the site and the 
Conservation Area (a distance of 300m from the nearest proposed dwelling), and intervening 
development / topography.  
 
Reference is made in representations on the application to the loss of visual amenity from the 
removal of trees and hedgerows along the line of the proposed access road to the north of the 
Ysgol Melyd playing field, prior to the submission of the planning application. Whilst this was a 
matter outside the control of the Local Planning Authority, the Council has since confirmed a 
Tree Preservation Order on a number of trees in the vicinity of the site. Natural Resources 
Wales have been investigating the tree removal situation as it is understood the quantity of 
timber removed exceeded the threshold permitted by regulations under their control. NRW 
have requested the inclusion of a condition on any planning permission requiring approval of 
a detailed scheme of compensatory tree planting within the application site.   
 
The site would be visible from some residential properties on rising ground to the north east 
(Lon Elan, Garwyn Avenue, Pwll y Bont) but as the nearest existing properties in this area 
would be in excess of 100m from the nearest dwellings on the site, the development would 
only be seen as part of a wider panorama. It is not considered that the development would 
have unacceptable effects on the visual amenities of occupiers of dwellings in this area. 
 
The closest existing properties to the site are those on the north west / northern fringe of 
Ffordd Ty Newydd, where the nearest proposed dwellings would be some 28m from the 
houses at Nos. 116 - 120 and 30m from those at Nos.65-69. Land within the application site is 
at a lower level than properties at Ffordd Ty Newydd and there is a substantial natural screen 
of trees and hedgerows on the application side of the rear boundaries of these properties, 
most of which is to be retained as part of the revised proposals. It is considered that the 
combination of factors would limit the visual impact of any new development for the occupiers 
of the existing properties.  
 
In terms of design detailing, the proposals involve use of a number of dwelling types with 
traditional pitched tiled roofs, with a mix of render and brickwork on the external faces of the 
walls. This reflects the detailing of recent housing development in the locality, including along 
Ffordd Gwilym, Maes Meurig. Lon Elan, and Garwyn Avenue. In this context, it is considered 
that the visual impact of the proposals would be in keeping with the nature of modern 
development in the area, and in accord with the basic principles in the Site Development 
Brief.   
 
 
 

 
4.2.5 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 location and detailing of the development are such that there is very limited potential for 
direct physical impacts such as overlooking / loss of privacy for residents of existing property 
from the new dwellings. Dwellings on the site are some distance from the nearest dwellings 
on Ffordd Ty Newydd and as noted, there is a long established natural tree / hedgerow / 
scrub screen along the south east boundary, the majority of which is to be retained in the 
revised plans.  
 
The additional traffic associated with a development of 133 dwellings would inevitably create 
the potential for increased noise / disturbance to local residents, but it is not considered that 
this is a reasonable ground for refusal of planning permission given the scale of the 
development and the allocation of the site in the Development Plan. The potential for increase 
in pollution from additional traffic, in particular at the main road junctions with the A547, has 
been taken up with the Pollution Control Officer, who acknowledges the point but concludes 
that the impact on air quality in these relatively open locations from vehicles associated with 
this scale of residential development is unlikely to be significant, and could not justify an 
objection.    

 
 

4.2.6 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. 
 
The Site Appraisal and Requirements section of the Site Development Brief refers to the Pwll 
y Bont wildlife site immediately adjacent to the application site. It requires that due 
consideration is given to the impacts of development on the wildlife site and to mitigation 
measures, including at construction stage. The Design Objectives section in the Brief seeks to 
ensure that the development enhances biodiversity, and suggests this may be achieved 
where possible by enhancing the wildlife site, providing green public spaces, new natural 
habitats, and maintaining the favourable wetland conditions of the wildlife site. 
 
There is a detailed Ecological Assessment submitted with the application, which has been 
reviewed by consultation bodies. Natural Resources Wales have raised no objection to the 
proposals, but ask that conditions are included requiring submission of a Construction 
Environmental Management Plan (CEMP) to deal with impacts on bats, water voles, otters; a 
Biosecurity Risk Assessment to control any invasive non-native species (INNS) on site and to 
prevent their introduction; and an Ecological Compliance Audit to evidence implementation of 
agreed mitigation. There is an objection from the North Wales Wildlife Trust, who are 
concerned over potential detrimental impact on the wildlife site; they suggest additional 
assessments are required and they put forward a number of considerations to be given to 
limiting impacts and enhancing wildlife interests if development proceeds.  

 
In respecting the comments of the Wildlife Trust, it is considered significant in the context of 
ecological impacts that Natural Resources Wales are satisfied at the contents of the 
application and the proposals for mitigation, subject to the inclusion of suitable conditions on 
any permission. The wildlife site has no statutory designation. Having regard to the main 
issues of concern to the Trust, many would be addressed by the suggested conditions, 
including a requirement for a fully detailed Construction Environment Plan, proposals that 
facilitate long term ecological site security and site management, and specific measures to 
ensure the protection and enhancement of the Pwll y Bont wildlife site itself. It is suggested 
therefore that the development would not have an unacceptable impact on the wildlife site 



and that ecological interests can be suitably protected in relation to a development on this 
site, in line with the principles in the Site Development Brief. 
 
 

4.2.7 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. Policy VOE6 
relating to water management requires provision of water conservation measures with 
development proposals. Planning Policy Wales Section 13.2 identifies flood risk as a material 
consideration in planning and along with TAN 15 – Development and Flood Risk, provides a 
detailed framework within which risks arising from different sources of flooding should be 
assessed. 
 
The Site Appraisal and requirements section of the Site Development Brief, paragraphs 5.39 
– 5.42 set out considerations to be given to the assessment of flood risk in connection with 
the development. There is reference to the proximity to the Meliden Mine Drain and the need 
to assess drainage and flooding implications, whilst recognising the flood zone is to the north 
of the site. It outlines considerations to be given to ensuring no adverse impacts from the 
development, and matters to address in any water drainage strategy / flood assessment. The 
Design Objectives section in the Brief sets out basic principles requiring proposals to ensure 
satisfactory infrastructure is in place to handle water and sewerage, and it refers to the need 
to retain surface water run-off to prevent flooding risk from the ditch. 
 
The application contains a detailed Flood Consequence Assessment, an Outline Drainage 
Strategy, and detailed plans showing the foul and surface water drainage proposals. The 
documents indicate the site is at little or no risk of fluvial or coastal / tidal flooding; the risk of 
flooding from groundwater, overland flow, artificial drainage, and infrastructure are all 
considered to be low; and a SuDS drainage philosophy will be adopted for surface water 
drainage treatment, discharge will be via carrier drain to Prestatyn Gutter with discharge rates 
limited in accord with requirements of NRW and the local Flood Authority. The Drainage 
Strategy sets out the foul and surface water drainage strategies for the development and 
confirms the intention is to discharge the foul drainage system to the Dwr Cymru Welsh Water 
public foul sewers, via a gravity piped system and a pumped system for a small part of the 
development; and that surface water would be discharged to existing watercourses adjacent 
to the site incorporating sustainable drainage systems and flow control devices for the 
management of water attenuation on site and pollution prevention off site preventing negative 
impacts. 
 
There are objections to the application from Prestatyn Town Council on the basis of 
inadequate capacity for foul/surface water drainage, and a history of flooding issues close to 
the proposed development. Private individuals have expressed concerns over the boggy 
nature of the site, the adequacy of assessment of flood risk, the treatment of existing surface 
water drains which run into the site, and associated impact on existing drainage systems. 

Consultation responses from the main drainage authorities raise no objections to the 
application. Natural Resources Wales have advised that the site lies completely outside the 
extreme flood risk outline and the updated Flood Map for Surface Water Flooding indicates 
the site is not considered to be at risk from surface water flooding. They suggest a condition 
requiring submission and approval of a surface water drainage scheme based on sustainable 
drainage principles and assessment of the hydrogeological context of the development. NRW 
have not raised any issues over the potential presence of contaminated land, which is 
referred to in the Site Brief as being a consideration in relation to the Maes Meurig site to the 
east of the Mindale Farm. 

Dwr Cymru / Welsh Water confirm the foul sewer which crosses the site can be diverted and 
protection can be maintained; that the intention to construct a new highway drain to remove 
surface water from the public sewer will free up capacity to enable the development to 
connect to foul flows and is acceptable in principle so long as the Highway Authority agree to 
adoption of the new highway drain; and that no problems are envisaged with the waste water 



treatment works for treatment of domestic discharges from the site. They also comment that 
there is a trunk / distribution main crossing the site, to which DCWW has statutory powers to 
access at all times but that this may be diverted at the developer’s expense.  

The Council’s Flood Risk Manager has met with the applicant’s engineers to clarify the details 
of the proposals and concludes the design of the surface water system is basically sound, 
and he is satisfied that there are no grounds for concern in respect of the relevant permits / 
consents for discharge into watercourses. His comments explain that a range of methods are 
proposed to be used to manage the flow of surface water from the site to retain pre-
development run-off rates so that no additional pressures are placed on the existing 
watercourses receiving flows from the development site that the design of the surface water 
system follows the sustainable drainage principles set out in Planning Policy Wales – 
Technical Advice Note 15 and attempts to control the flow of surface water as close to its 
source as possible by collecting water from roofs and driveways into property level 
attenuation tanks.  The Flood Risk Manager sees no reason to refuse the application on the 
grounds of flood risk and drainage matters, and recommends conditions be imposed to 
secure legally binding arrangements regarding the management and maintenance of the 
surface water system prior to the commencement of the development, along with submission 
of detailed plans of the drainage system and how existing drainage systems will be 
incorporated into the development. 

In respecting local comments on the proposals, which have drawn attention to a range of 
issues to consider, it is significant that there are no ‘technical’ objections to the drainage 
implications from the key consultees, and that they are satisfied that a permission could be 
granted subject to inclusion of conditions requiring approval of specific details before relevant 
works are carried out. Officers’ conclusions on the basis of the consultee responses are that 
there is adequate information to assess the drainage implications of the development, that the 
matters set out in the Site Brief have been duly taken into account, and that planning 
conditions can be imposed to control details of the respective elements of the drainage 
system, including the arrangements for future management and maintenance. It is not 
considered there are any justifiable drainage grounds to oppose the application. 
 

4.2.8 Highways  
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 2 requires consideration of the need for measures to improve public 
transport, walking or cycling infrastructure in connection with a development. 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 Site Development Brief contains a ‘Site Appraisal and requirements’ section within which 
paragraphs 5.2 – 5.18 provide detailed guidance on Access and Parking considerations to be 
applied to the development. It indicates the development proposal requires a Transport 
Assessment outlining how it would mitigate transport impact through design and planning 
conditions or obligations; and that specific account should be taken of local concerns over 
impacts at Ffordd Ty Newydd and its junction with the A547, The Grove and its junction with 
the A547, approach roads and other roads in the vicinity, Ysgol Melyd, and nearby planning 
permissions. Proposals would also need to address Denbighshire’s Parking Requirements 
and accessibility for pedestrians and cyclists.  
 
There are strong objections raised by the Town Council and local residents in relation to the 
highway implications of the development. The basis of the objections is summarised in the 
earlier sections of the report, and centres on what is considered to be an unacceptable impact 
on an already limited highway network, including the approach roads and junctions from the 
A547 which serve existing housing development, Ysgol Melyd, F.C. Melyd, The Saints Gym 
and a One Stop Shop. It is suggested that consideration needs to be given to the capacity of 



the A547 to accommodate this development on top of that generated by recent developments 
in the Prestatyn area, and the likely additional traffic which would arise from development of 
other residential sites in the vicinity. It is also considered that the accessibility of the new 
development is limited for pedestrians and cyclists, that residents would be reliant on motor 
vehicles, and that the proposals for a 90 degree bend in the road at the bottom of Ffordd 
Gwilym will pose an accident risk and bottleneck.  
 
The contents of the lengthy Transport Assessment submitted with the application are 
summarised in Section 1.1.4 of the report. The Assessment was revised in February 2017. It 
contains detailed assessment of the existing highway network and projected traffic volumes 
and impacts. It concludes that the proposed residential development would not have a 
detrimental impact on the operational performance of the highway network, and that the 
proposed development is in accordance with national and local transport policies, and that 
there are no transport / highways reasons for refusal of planning permission. 

 
The Transport Assessment and associated plans have been reviewed by the Highway 
Officers, and there has been dialogue between Officers and the Applicants / agents in relation 
to the level of information to allow assessment of the highway impacts of the proposals on the 
locality. 
 
The Highway Officer has provided a comprehensive response on the application as revised in 
February 2017, including a review of the detailed considerations highlighted in the Site 
Development Brief. This is quoted in the Consultation Responses section of the report. The 
conclusion is that there are no highway grounds to justify refusal of permission and that 
conditions could reasonably be imposed which meet the circular tests for the control of 
highway issues. In reaching this conclusion, the Highway Officer has assessed the detailed 
contents of the revised Transport Assessment and associated information and has 
commented on impacts on the local road network, specific junctions/corners, the topography, 
access and parking arrangements, accessibility and highway drainage.  
 
 
Taking all the issues into account, and in fully respecting the representations in relation to the 
application, it is Officers opinion, based on the conclusions of the Highway Officers, that there 
are limited technical highway grounds to justify a refusal recommendation in this instance. In 
addressing the many areas of concern expressed in relation to the application, and the 
contents of the Site Development Brief, it is incumbent on officers to consider the facts as 
presented in the submissions and to test these against established standards in local and 
national guidance in order to advise on the capacity of highway junctions and sections of 
road, acceptability of new road construction, etc.. As noted by the Highway Officers, it is also 
necessary to consider whether a development can be made acceptable through imposition of 
planning conditions, and - in relation specifically to highway matters - whether implementation 
of appropriate and practical off site highway improvements could address specific concerns in 
terms of local impacts. In this instance, the Highway Officers have given detailed 
consideration to the existing highway infrastructure and to specific proposals / measures 
which could be introduced to address concerns, and they conclude that with improvements, 
the highway network is capable of accommodating the development, and that the detail of the 
site access can be suitably controlled through planning conditions and a legal agreement.  

 
 
 

4.2.9 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.  There is detailed guidance in 
the Affordable Housing Supplementary Planning guidance on the approach to provision. 
Policy BSC 1 sets an expectation that developers should provide a range of house sizes, 
types and tenures to reflect local need and demand. 
There is limited reference in the Site Development Brief to Affordable Housing provision. 
Section 4.9 refers to the requirements of Policy BSC4 above, and 4.10 outlines the demand 



locally for 2 bedroom affordable housing and the need for compliance with relevant space 
standards. 
 
There are no representations specifically in relation to the proposed provision of affordable 
housing in connection with the development, although one individual questions what 
contribution the development would make to the County’s need for social housing. 
 
As the application has been revised, the Strategic Housing Officer has communicated with 
Cartrefi Conwy, who have confirmed that following the receipt of planning permission for the 
site, they will be sorting out contracts with the developer to be the delivery partner for the 
affordable housing. The Housing Officer has advised that as the properties will meet the 
Council’s own space standards and properties will be bought through their own private 
finance, the Welsh Government’s DQR space standard does not apply. The Officer is 
supportive of the planning application from a Strategic Housing perspective.  

The proposal is to provide 13 affordable units on site and to make a financial contribution in 
accordance with the requirements of the Supplementary Planning Guidance in relation to the 
outstanding ‘fraction’ of 0.3 dwellings (a sum of £21,112). The affordable units are shown 
within phases 1 and 2 of the development – 8 in Phase 1 and 5 in Phase 2. In terms of 
dwelling mix, the layout shows the intention to provide a total of 14 different dwelling types 
within the development, including 2, 3 and 4 bedroom units; including a total of 50 two 
bedroom units. The applicant’s agent has confirmed that the developer would be willing to 
enter into a legal agreement to ensure the payment of the commuted sum referred to, and to 
arrangements for the delivery of the Affordable housing units. 
 
 
In noting the representation questioning the contribution from the development to the 
County’s social housing need, the proposal is in compliance with the requirement in Local 
Development Plan policy BSC4, which expects a 10% provision on developments of 10 or 
more dwellings, as 13 affordable dwellings are proposed on site and a financial contribution is 
being offered in accord with the Supplementary Planning Guidance to meet the outstanding 
fraction of 0.3 of a dwelling (as the 10% requirement is 13.3 dwellings). Whilst appreciating 
there is a much larger requirement for social / affordable housing in the County, there is no 
planning policy basis to oblige an individual development to provide affordable housing in 
excess of the planning policy requirement set in BSC4. It is now accepted practice on full 
planning applications to secure arrangements for provision of affordable housing through 
condition and / or a Section 106 Obligation linked to any planning permission.  
 
In Officers’ opinion, the proposals meet the requirements of Policy BSC4 and the 
Supplementary Planning Guidance in relation to affordable housing provision, and there is a 
reasonable mix of dwelling types and sizes within the development as advocated in Policy 
BSC1. 
 
 

4.2.10 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. It is specified that open space should always be provided on 
site. Commuted sums in lieu of open space will only be accepted where the full requirement 
for open space would mean that the proposed development was financially unviable or it is 
impractical to provide the full requirement for open space on site. 
 
The Site appraisal and requirements section of the Site Development Brief  5.43 refers to the 
Development Plan Policy requirement that open space should be provided on site, accessible 
to all, and well linked to existing public right of ways; and maintenance arrangements should 
be in place. 
 
There are no representations relating to the proposals for open space provision within the 
site.  



 
The revised submission indicates the area of open space is some 1.12 hectares. This figure 
exceeds the requirement for a development of 133 dwellings worked out from the Open 
Space calculator used in connection with Supplementary Planning Guidance on Open space, 
which confirms a requirement of 4894sq.m for a Community Recreational Open Space and an 
Equipped Children’s play space of 2447sq.m. (a total of 0.73ha). The open space is proposed 
along the northern, western, and southern sides of the site, links into the housing layout and 
existing footpaths from Ffordd Hendre, and retains footpath 22 along the southern boundary 
within an open corridor and a footway along the new access road (linking back to the footpath 
link into Maes Meurig).  
 
In Officers’ opinion the open space proposals are consistent with the accessibility aspirations 
in the Site Development Brief, and provide clear links to the existing public footpath running 
through the site, and to rights of way. Management arrangements can be secured through a 
planning condition requiring approval of detailed arrangements for the provision, management 
and maintenance of the open space in perpetuity. As part of the refinement of the scheme, 
detailed plans of the open space areas and pathways would need to be submitted for 
approval to demonstrate levels etc. are suitable to ensure ease of access. 
 

 
4.2.11 Impacts on local services, including education provision 

Objective 12 in Chapter 4 of the Local Development Plan indicates that the Plan will ensure 
that an adequate level of community infrastructure (including schools) will be provided 
alongside new developments. Policy BSC 3 seeks to ensure, where relevant, infrastructure 
contributions arising from development.  

The Planning Obligations SPG explains that the Council may be justified in seeking a 
contribution towards either building more facilities or improving existing facilities, where there 
is clear evidence of such need arising from a development. 

Section 4.8 of the Site Development Brief refers to Policy BSC3 and to the 5 Council priorities 
(affordable housing, recreation and open space, sustainable transport facilities, regeneration, 
and other issues identified in the Development Plan or local community), which will vary 
depending on the nature and location of a development. The Brief refers specifically to 
improving the quality of school buildings and performance as a key corporate priority in the 
Council’s Corporate Plan, and states that alongside affordable housing, sustainable transport 
facilities and open space, contributions to education provision will be sought. Education 
requirements are detailed in section 5.37 -38 of the Site Brief. 5.37 states a developer 
contribution would be required to increase the capacity of Ysgol Melyd, as the development 
would generate pupil numbers in excess of its capacity. Guidance on the method of 
calculation is given in an Appendix to the Site Brief. 5.38 explains that based on figures 
provided by the Education department, there is sufficient capacity in secondary schools in 
Rhyl and Prestatyn to accommodate the development of this site and the nearby Maes 
Meurig site; however it is noted that projections may change and developers should check the 
latest figures in connection with an application. There is no requirement in the Site Brief for 
consideration of contributions to other local services. 

There are individual representations over the adequacy of existing services to accommodate 
the development, and in particular on existing schools in the area.  

In relation to the capacities at local schools, Officers have sought an up to date response from 
the Education section. This confirms that on the basis of a 133 dwelling development and 
school capacities, there is no requirement for a contribution towards secondary education, 
and that based on the method of calculation in the Site Brief, a contribution of £192,000 
should be sought towards primary education (an extension to Ysgol Melyd, which would be 
necessary to accommodate the anticipated numbers from the development).  The applicant’s 
agent has agreed to this level of contribution and it is proposed to secure the payment 
through a legal agreement. 
 



Affordable housing and highway infrastructure provision are dealt with separately in sections 
4.2.8 and 4.2.9 of the report. 

 
Having regard to the calculated financial contribution towards education provision, and the 
applicant’s acceptance that this would be paid, it is considered that the proposals are 
compliant with planning policy, Supplementary Planning Guidance and the Site Development 
Brief.  

 
 

4.2.12 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 policy obliges consideration of the potential 
harm to the character and language balance of a community from the size, scale or location 
of a development. It indicates developers will be expected to provide bilingual signage as a 
minimum means of promoting the Welsh language, and that in appropriate circumstances, 
mitigation against any adverse effect may be secured through a financial contribution. 
Section 5.50 of the Site Development Brief refers to the mining and quarrying history of 
Meliden and to the proportion of Welsh speakers in the 2011 census being 15.1% compared 
with the County average of 24.6%. It notes the need for a Community and Linguistic Impact 
Assessment with any application, and suggests as a minimum, development proposals 
should seek to use locally relevant Welsh names for streets and the development as a whole. 
 
There are no representations expressing direct comments on the potential impact of the 
development on the Welsh language. 
 
The Community and Linguistic Statement submitted with the application notes the site has 
been allocated in the Development Plan, and as the number of dwellings proposed is below 
the indicative number of 154 in the table attached to Policy BSC1, the scale of impacts on the 
Welsh language are likely to be less than anticipated when consideration was being given to 
inclusion at the adoption stage of the Plan.  It refers to mitigation for impacts, which is 
considered through a number of mechanisms, including  provision of 10% affordable housing 
(support for local young families), provision of a mix of housing types including smaller 
affordable dwellings, phasing of the development, the offer of a commuted sum payment to 
promote the Welsh language, and use of Welsh street names. 
 
In Officers’ opinion a residential development of 133 dwellings on this site on the edge of one 
of the County’s main coastal towns would not by virtue of its size, scale, and location cause 
significant harm to the character and language balance of the community. Mitigation 
measures against impacts are in the form of affordable housing provision, the phasing of 
development, education contributions, the use of Welsh signage, and the offer of a Welsh 
language mitigation payment as part of a Section 106 Obligation.  If a permission were to be 
granted, a planning condition can also be included which seeks the submission of a ‘Welsh 
Language Strategy’, which would need to contain measures to secure the promotion of the 
language and culture in association with the development. 
 
 

4.2.13 Use of agricultural land 
Planning Policy Wales (Section 4.10.1) 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. Such 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.  
 



The Site Development Brief sets no requirement for assessment of agricultural land quality as 
a planning consideration in relation to an application for the development of the site. 

 
There is an individual objection raised on grounds of use of agricultural land and the loss of a 
farm business. 
 
Factually, the site is shown on the Agricultural Land Classification map within an area of 
Grade 2 land.  
 
In relation to comments on the application, the site is allocated within the adopted Local 
Development Plan for residential purposes, and as noted, there is no requirement in the Site 
Brief for consideration of agricultural land quality issues with a planning application. In 
adopting the Local Development Plan in 2013, the Council has accepted the Mindale Farm 
site as a housing allocation to assist with the achievement of the County’s identified housing 
need requirements, which in terms of section 4.10.1 of Planning Policy Wales would 
constitute an ‘overriding need’ for development outweighing the agricultural considerations in 
PPW.   
 
 

4.2.14 Archaeology 
Policy VOE 1 of the Local Development Plan seeks to protect areas of archaeological and 
historic importance from development which would adversely affect them, reflecting general 
advice in Planning Policy Wales (Section 6.5) which sets out a range of considerations to be 
given to the assessment of archaeological issues, including approaches to recording and 
investigating potential remains in conjunction with new development.  
 
Sections 5.21-22 in the Site Development Brief  explain that the Council’s Archaeologist has 
no evidence of archaeology at the site, but it sets out the need for a suitable desk based 
assessment and if necessary, geophysical surveying, and that if permission is granted, the 
preparation and maintenance of an archaeological watching brief during construction phase. 
 
There are no representations raising objection to the archaeological impacts of the proposals. 

The application is accompanied by an Archaeological Assessment and a Geophysical Survey 
Report. Clwyd Powys Archaeological Trust confirms there are no recorded archaeological 
sites within this development area and there are no implications for the proposed 
development at this location. The County Archaeologist has requested an archaeological 
watching brief is undertaken when the roadways are put in, so that it may be possible to 
identify prehistoric features should they exist, which can be achieved by a condition on the 
permission, should it be granted. 

The consultation responses raise no issues over the information submitted with the 
application and it is concluded there are no archaeological concerns over the development. 
Suitable conditions would need to be attached to any permission to cover the requirements of 
the CPAT and County Archaeologist. 
 

 

 
 
 

Other matters 

Landownership issues 

Members will note from the summary of representations section that comments have been 
received from private individuals questioning the ownership of land included within the 



application site. The Council’s Property / Education Officers have also been in communication 
with the applicants / agent to clarify the location of the site boundary relative to land in the 
Council’s ownership, in particular along the northern boundary of the Ysgol Melyd playing 
field.  

The final section of 1.1.4 of this report details the steps undertaken by the applicant / agent in 
relation to the submission of the planning application, including the checks taken pre-
submission to ascertain ownership, and the notices served on the landowner of Mindale Farm 
and no. 33 Ffordd Gwilym.  The applicant has submitted Certificate C with the application, 
which is relevant if someone other than the applicant may be the owner of any part of the land 
to which the planning application relates and the applicant knows the names and addresses 
of some, but not necessarily all, the owners.  

The applicant’s agent has been made aware of the representations from private individuals on 
the application and has respectfully referred to the pre-application steps taken to ascertain 
ownership, and suggested that it is necessary that the parties produce precise plans, e.g. title 
deeds, showing the extent of claimed ownership, for their legal team to study and to assess if 
these are in any way relevant to the planning application. He has advised that adverse 
possession claims will need to be filed at the Land Registry and on the site owner so he can 
contest them, and that allegations should be supported by substantial evidence or otherwise 
withdrawn to avoid abortive work. 

Officers have made the private individuals aware of the agent’s response and that the Council 
cannot act as an arbiter between parties in relation to any dispute over ownership. It has been 
explained that the Council can only ensure the respective parties are informed of one 
another’s positions so they can respectfully address claims over invalidity / failure to serve 
notice on affected parties and false statements on the application forms. The parties have 
therefore been encouraged to communicate directly with the applicant’s agent over ownership 
claims so if necessary, steps can be taken to correct the ownership statements made with the 
planning application, if necessary.  

In respect of County Council owned land at Ysgol Melyd and along Ffordd Ty Newydd / 
Ffordd Hendre, officers of the Property Section are in communication with the applicants and 
their agent. The position at the time of drafting this report is that the applicant’s agent has 
reiterated he is content that the development will have no implications for the Council’s land 
and there is more than adequate space to fit the road and footway as first planned. The agent 
remains of the view that it is not necessary to serve formal notice on the County Council in 
connection with the planning application.  

Notwithstanding that there is a dispute over ownership of certain parts of the site, it is clear 
that the consultation process and exchanges of correspondence have made the relevant 
parties aware of the planning application (including the Council as landowner) and has 
permitted representations to be made on it - which is the basic intention of the Certification 
process. 

In the context of the above, having taken the advice of the legal officer, it is not considered 
there are any reasonable procedural grounds for holding up or refusing to determine the 
planning application in respect of land ownership matters. Disputes over ownership are not 
material planning considerations or a basis for refusing to grant planning permission. The 
applicant and agent have been made aware of the potential boundary issues by the Council 
and private individuals, and clearly maintain there is no basis to revise the ownership 
statement on the application forms or inform any additional parties of the submission of the 
application. In these circumstances, if planning permission were to be granted, and it is not 
possible to implement that permission because it can subsequently be established legally that 
development / works would be taking place on land outside the ownership or control of the 
developer, interested parties have legal recourse through service of injunctions to prevent 
those developments / works taking place. There is separate recourse through legal challenge 



to the grant of planning consent on the basis that false statements have been made in respect 
of ownership on the application forms.     

It is important in the context of the above to note that a grant of planning permission does not 
convey any judgement from the Council on any landownership claims, nor would it convey to 
the applicant the right to carry out development or to gain access across land which may be 
outside his ownership. It is the applicant’s responsibility to ensure that he can implement a 
planning permission without infringing property rights. 

   

Pre – application consultation 
In respect of questions over the pre application consultation process, the application was 
technically ‘valid’ on receipt of the Design and Access Statement, on the 25th July, 2016. This 
is a key date, as pre-application consultation by an applicant became mandatory on 
applications submitted after 1st August 2016, so there was no requirement for community 
consultation on the Mindale Farm application. On receipt of the application, Officers sought 
clarification of matters relating to supporting information and did not send out consultations / 
publicity on the application until this was received, avoiding unnecessary repetition of what 
has been a significant consultation / publicity exercise.  

 

Community Safety 
Section 5.35 of the Site Development Brief contains reference to the need for any proposal to 
create attractive and safe public spaces and movement routes, including pedestrian and cycle 
routes and maximising natural surveillance over public spaces.  
The North Wales Police Designing Out Crime Officer has been involved in discussions with 
the applicants and has been instrumental in securing revisions to the layout, in particular in 
relation to the removal of rear alleyways and the opening out of the ‘green corridor’ containing 
footpath 22 along the south east boundary of the site, all contributing to improvements to the 
safety and attractiveness of movement routes for pedestrians and cyclists, and to the natural 
surveillance of public spaces. Whilst the comments of the Officer on the revised plans are 
awaited at the time of drafting the report, it is considered the amendments address the 
concerns expressed over the original plans. 

Local Employment Strategy 
The Denbighshire Corporate Plan 2012-17 identifies developing the local economy as one of 
the priorities for the Council. The Planning Obligations Supplementary Planning Guidance 
promotes measures to encourage local training and employment. The SPG identifies that 
obligations may be sought in relation to major commercial and industrial development, and 
that more significant housing developments may be required to provide or support local 
apprenticeships, training and employment opportunities. 
In this case, the applicant is a developer in North Wales, and it is likely that the proposed 
development would support local employment in line with the SPG. In support of the 
Corporate Plan and the SPG, it is suggested that a planning condition requiring the 
submission of a Local Employment Strategy be attached to any permission. 
 
 
Details submitted with the planning application 
The report refers at length to the contents of the Site Development Brief relating to the 
development of this land and the nearby site at Maes Meurig. The Main Considerations 
sections offer comment on whether there is adequate information submitted to permit full 
assessment of the issues and whether the proposals are acceptable in relation to them. 
Having regard to the contents of the Brief and the application documents, and to the 
responses of key consultation bodies, Officers are satisfied that the application contains 
information sufficient to determine the application.   
 



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 development. 
 
 

 

5 SUMMARY AND CONCLUSIONS: 
 

5.1 The site has been included as a housing allocation within the development boundary of Meliden 
as part of the adopted Denbighshire Local Development Plan. In respecting concerns over the 
allocation process in the course of progressing the Local Development Plan in 2013, the Plan is 
Council approved and is a significant material consideration in relation to 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 strong representations over the local impacts of the development, in particular 
in respect of the adequacy of the local infrastructure / highway network and the actual detailing of the 
access into the site. There is an approved Site Development Brief which is a material consideration in 
the assessment of the application. 

5.3 The proposals have been revised following consideration of matters raised in relation to the 
original detailing, and there has been a comprehensive re-consultation exercise. The report refers to 
the responses of consultees and to the basis of local objections, which remain largely unchanged on 
the amended proposals. 

5.3 Ultimately, on the basis of responses from the key ‘technical’ consultees, it is the opinion of 
Officers that there are limited land use planning grounds to oppose the grant of permission. As 
always, consideration has to be given to the possibility of imposing planning conditions and securing 
contributions etc, through a suitable legal agreement to mitigate impacts, and it is suggested that with 
such measures the development would be acceptable, in line with policy and guidance. 

5.4 In relation to the issue of financial contributions, the applicant’s agent has confirmed willingness to 
meet the education contribution, a contribution for the off site works of traffic calming, the housing 
balancing payment, and a welsh language mitigation payment. 

 

5.4 It is therefore recommended that Members resolve to grant permission subject to :  

 
1. Completion of a Section 106 Obligation to secure the required off site highway improvements, 

the affordable housing contribution (£21,112), the education contribution (£192,000), and a 
Welsh language contribution. 

 
The precise wording of the Section 106 would be a matter for the legal officer to finalise. In the 
event of failure to complete the Section 106 agreement within 12 months of the date of the 
resolution of the planning committee, the application would be reported back to the Committee for 
determination against the relevant policies and guidance at that time. 



 
The Certificate of Decision would not be released until the completion of the Section 106 
Obligation. 

 
 

2. Compliance with the following Conditions:  
 

 
RECOMMENDATION: - GRANT subject to the following conditions:- 
 

1. The development to which this permission relates shall be begun no later than INSERT DATE 
 

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. 
LIST TO BE INSERTED 
 
 
 
LANDSCAPING / OPEN SPACE 
 

            PRE-COMMENCEMENT CONDITION 
3. Notwithstanding the submitted details, no site clearance works or development shall take 
place until there has been submitted to, and approved in writing by, the Local Planning 
Authority, a detailed scheme of hard and soft landscaping for the site, and such scheme shall 
include details of: 
(a) An updated tree survey, to take into account the revised site layout 
(b) all existing trees, hedgerows and other vegetation on the land, details of any to be 
retained, and measures for their protection in the course of development. 
(c) a detailed landscape strategy for the site, including proposed new trees, hedgerows, 
shrubs and vegetation, including confirmation of species, numbers, and location and the 
proposed timing of the planting; and proposals for a robust framework of trees along the site’s 
northern and western boundaries and use of locally native species to thicken the boundary 
hedges and trees along these boundaries. 
(d) proposed materials to be used on the driveway(s), paths and other hard surfaced 
areas; 
(e) proposed earthworks, ponds (and associated safety fencing), grading and mounding of 
land and changes in levels, final contours and the relationship of proposed mounding to 
existing vegetation and surrounding landform; 
(f) proposed positions, design, materials and type of all boundary treatment (including 
alongside all highways, fencing, walls, and the details of the design of screen walls on plots 1 
and 23. 
(g) the equipped Children’s play area, minor artefacts and structures (e.g. street furniture, 
cycle racks, screens for bins etc.) associated with the public open space 
(h) the timing of completion of the hard and soft landscaping in relation to the phasing of the 
development. 
The development shall be carried out strictly in accordance with the approved details. 
 
4.  Any trees or plants which within a period of 5 years from being planted die, are removed or 
become seriously damaged or diseased shall be replaced in the next planting season with 
others of similar size and species. 
 
 
5 . None of the trees or hedgerows shown on the approved plans as being retained shall be 
felled, lopped or topped without the prior written consent of the Local Planning Authority. Any 
trees or hedgerow plants which die or are severely damaged or become seriously diseased 



within five years of the completion of the final phase of the development shall be replaced 
with trees or hedgerow plants of such size and species to be agreed in writing with the Local 
Planning Authority. 
 
6. None of the dwellings shall be occupied until the written approval of the Local Planning 
Authority has been obtained to the details of the open space areas including the equipped 
children’s play area and the area alongside the public footpath, and to arrangements for the 
provision, future management and maintenance of the open space and the equipped play 
area, and the timing of implementation of the elements of the scheme. The development shall 
only proceed in accordance with the approved arrangements / scheme. 

 

DRAINAGE 
 

             PRE-COMMENCEMENT CONDITION 
7. No development shall take place until the written approval of the Local Planning Authority 
has been obtained to full details of the proposed scheme of foul drainage, surface water 
drainage, and the SUDs drainage system, including: 
a) pipe diameters, storage capacity and flow calculations for an appropriate range of rainfall 

events (to be agreed with the Council),  
b) an assessment of the hydrological and hydrogeological context of the development, 

including a  full investigation into existing surface water systems, the identification of 
existing outfalls and the line of these within the proposed development site, and 
measures to ensure that of any these systems are fully accounted for within the detailed 
Surface Water Drainage Scheme.  

c) the arrangements for the provision, future management and maintenance of the systems 
in perpetuity, and the timing of implementation of the elements of the scheme. 
 

             The development shall only proceed in accordance with the approved scheme. 
 

8. The drainage proposals shall include for a scheme for the removal of surface water from 
the public combined/foul sewer within Ffordd Gwilym and re-direction to a watercourse or 
surface water sewer. The approved scheme shall be fully completed prior to the 
commencement of work on the site access, any drainage works and the construction of any 
dwellings. 

 
AFFORDABLE HOUSING 

             PRE-COMMENCEMENT CONDITION 
9. No development shall be permitted to commence until the written approval of the Local 
Planning Authority has been obtained to the arrangements for securing compliance with the 
Council’s Policies and Supplementary Planning Guidance in relation to Affordable Housing. 

The development shall proceed strictly in accordance with the approved arrangements.  

 
ECOLOGY/BIODIVERSITY 
 

             PRE-COMMENCEMENT CONDITION 
 
10. No site clearance works, or works in connection with site drainage or construction of 
roads and dwellings shall be permitted until the written approval of the Local Planning 
Authority has been obtained to all of the following : 
a. A Construction Environmental Management Plan, to include for a bio security risk 

assessment including appropriate measures for controlling any non native invasive 
species on site and measures to prevent them being introduced for the duration of the 
development and restoration; a prior survey for water voles and otters, and the details of 
proposals for the timing of site works to avoid wildlife disturbance and compensatory 



measures for breeding birds habitat, including the location and timing of introduction of 
such measures; and if voles and otters are present, details of Reasonable Avoidance 
Measures (RAMS) and compensatory measures if habitats are to be lost.  

b. Detailed proposals that facilitate long term ecological site security and site management.  
c. Measures to ensure the protection and enhancement of the Pwll y Bont wildlife site 

 
             The development shall only proceed in accordance with the approved details. 

 

11. In addition to the requirements of Condition 10, the development hereby approved shall 
be undertaken in accordance with the Impact assessment, mitigation and recommendations 
outlined in section 5 of the Clwydian Ecology Addendum – Ecological Information report dated 
19th October 2016. 

 
              

12. Within 3 months of the occupation of the final dwelling of the development, the developer 
shall submit a detailed ecological compliance audit (ECA) which shall evidence compliant 
implementation of all ecological avoidance, mitigation and compensation works, and 
identification of Key performance Indicators that are to be used for the purposes of assessing 
and evidence compliance. 
 
 
ARCHAEOLOGY 

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

 

MATERIALS 
 
14. No development shall be permitted to commence on the external faces of the walls or 
roofs of any buildings 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. The development shall be 
undertaken strictly in accordance with the details approved under this condition. 
 
 

WELSH LANGUAGE AND LOCAL EMPLOYMENT 
 

             PRE-COMMENCEMENT CONDITION 
 
15. No development shall be permitted to commence until the written approval of the Local 
Planning Authority has been obtained to a ‘Welsh Language Strategy’, to include ideas for 
securing the promotion of the language and culture in association with the development, use 
of signage, branding and marketing, support for Welsh courses or related initiatives active in 
the community. 
 
 
 
16. No development shall be permitted to commence until the written approval of the Local 
Planning Authority has been obtained to a Local Employment Strategy, to include ideas for 
employment initiatives and training for local people, working with jobcentre plus. 
The Strategy shall be implemented as approved. 



 
 
 
17. The development shall be carried out strictly in accordance with the phasing programme 
included on the site layout plan reference1043 PL01.006 Revision E. 

 
HIGHWAYS 
 
PRE-COMMENCEMENT CONDITION 

18. No site works shall be permitted to commence until the written approval of the Local 
Planning Authority has been obtained to full details of the proposed traffic calming on 
Ffordd Gwylim and Ffordd Pennant including the new road markings at The 
Grove/A547 junction including the detailed design, layout, construction and street 
lighting, and the timing of completion of these works relative to the carrying out of works 
in connection with the development and the occupation of any dwellings. The works 
shall be completed in accordance with the approved plans and timing, or as otherwise 
agreed in writing by the Local Planning Authority. 

 
 

PRE-COMMENCEMENT CONDITION 
19. No site works shall be permitted to commence until the written approval of the Local 

Planning Authority has been obtained to full details of the internal estate road and 
associated highway works as indicated on the approved plans including the detailed 
design, stage 1 and 2 safety audits, layout, construction, retaining structures, street 
lighting and drainage, and the timing of completion of these works relative to the 
carrying out of works in connection with the development and the occupation of any 
dwellings. The works shall be completed in accordance with the approved plans and 
timing, or as otherwise agreed in writing by the Local Planning Authority.  

 
 
PRE-COMMENCEMENT CONDITION 

20. No site works, including demolition, shall be permitted to commence until the written 
approval of the Local Planning Authority has been obtained to a Construction Method 
Statement. The approved Statement shall be strictly adhered to throughout the 
construction period.  The Statement shall provide for: 

 the parking of vehicles of site operatives and visitors; 
 loading and unloading of plant and materials; 
 storage of plant and materials used in constructing the development; 
 the erection and maintenance of security hoarding including decorative displays and 

facilities for public viewing, where appropriate; 
 wheel washing facilities; 
 measures to control the emission of dust and dirt during construction; 
 a scheme for recycling/disposing of waste resulting from demolition and construction 

of works. 
 a route plan for all vehicles connected with the development arriving and leaving the 

site from existing highway links including delivery times. 
 

               

 

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

 
 
PRE-COMMENCEMENT CONDITION 



22.The emergency access link onto Ffordd Tynewydd and the pedestrian link onto Ffordd 
Hendre shall not be as shown on the submitted plans, but shall be in accordance with such 
details as may be submitted to and are approved in writing by the Local Planning Authority, 
before the commencement of any site works. The approved details shall be completed in 
accordance with the approved plans or as otherwise agreed in writing by the Local Planning 
Authority prior to the occupation of any dwellings. 

 
33 FFORDD GWILYM 

23. No works involving the construction of the new access road and footway to serve the 
development shall be permitted to commence until the written approval of the Local Planning 
Authority has been obtained to the detailing of the treatment of No. 33 Ffordd Gwilym, including 
the alterations to the dwelling, the treatment of the garden area, site levels, and the proposed 
highway boundary detailing. The development shall be carried out in accordance with the 
approved details.  

 

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 visual amenity 
4. In the interest of visual amenity 
5. In the interest of visual amenity 
6. To ensure the delivery of open space in connection with the development, and that there is an 

acceptable arrangement for the future management and maintenance of the open space.  
7. To ensure a suitable drainage system is developed in connection with the proposals, that there 

is an acceptable arrangement for the future management and maintenance of that system, all in 
the interests of ensuring the development has no adverse impact on the locality. 

8. To ensure satisfactory foul drainage of the development and ensure that the drainage of the site 
does not result in environmental consequences in the wider area. 

9. To ensure the development is in compliance with the Council’s adopted affordable housing 
policies and guidance. 

10. In order to protect ecological interests 
11. In order to protect ecological interests 
12. In order to protect ecological interests 
13. In the interest of archaeological investigation and recording. 
14. In the interest of visual amenity. 
15. In the interest of protecting the Welsh language and culture. 
16. In the interest of developing and enhancing local employment opportunities. 
17. In the interest of assimilating the development into the settlement and to protect the welsh 

language 
18. 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. 
19. In the interest of the free and safe movement of traffic on the adjacent highway and in the 

interests of highway safety. 
20. In the interest of highway safety. 
21. To provide for the parking of vehicles clear of the highway in the interest of traffic safety. 
22. In the interest of highway safety. 
23. In the interests of visual and residential amenity. 

 
NOTES TO APPLICANT: 
 
DWR CYMRU WELSH WATER NOTES 



Your attention is drawn to the attached response from Dwr Cymru Welsh Water setting out detailed 
matters for your consideration. In particular, you should communicate with Dwr Cymru Welsh Water in 
connection with the approach to the treatment of the trunk / distribution watermain which crosses the 
site, and in relation to the detailing of the proposals for removing surface water from the combined / 
foul sewer within Ffordd Gwilym and the redirection of surface water to a watercourse or surface 
water sewer.  
The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the public sewer 
under S106 of the Water industry Act 1991. If the connection to the public sewer network is either via 
a lateral drain (i.e. a drain which extends beyond the connecting property boundary) or via a new 
sewer (i.e. serves more than one property), it is now a mandatory requirement to first enter into a 
Section 104 Adoption Agreement (Water Industry Act 1991). The design of the sewers and lateral 
drains must also conform to the Welsh Ministers Standards for Gravity Foul Sewers and Lateral 
Drains, and conform with the publication ""Sewers for Adoption""- 7th Edition. Further information can 
be obtained via the Developer Services pages of www.dwrcymru.com The applicant is also advised 
that some public sewers and lateral drains may not be recorded on maps of public sewers because 
they were originally privately owned and were transferred into public ownership by nature of the Water 
Industry (Schemes for Adoption of Private Sewers) Regulations 2011. The presence of such assets 
may affect the proposal. In order to assist us in dealing with the proposal the applicant may contact 
Dwr Cymru Welsh Water on 0800 085 3968 to establish the location and status of the apparatus. 
Under the Water Industry Act 1991 Dwr Cymru Welsh Water has 
rights of access to its apparatus at all times. 

 
 
 
LAND DRAINAGE OFFICER NOTE 

Any works to non-main river watercourses on site could require Ordinary Watercourse Consent. 
Further information can be found on the County Council’s website at: 

https://www.denbighshire.gov.uk/en/resident/planning-and-building-regulations/planning/ordinary-
watercourse-consent.aspx 

Further, any works to a channel classified as Main River (for instance the Meliden Mine Drain) 
including outfalls may require a Flood Risk Activity Permit. 
 

NATURAL RESOURCES WALES NOTES 
 
Your attention is drawn to the attached response from Natural Resources Wales setting out detailed 
matters under their remit for your consideration.  You would be advised to communicate with NRW in 
connection with the approach to the submission of details required by conditions of this permission, in 
respect of the Construction Environmental Management Plan, Biosecurity Risk Assessment, 
Ecological Compliance Audit and the surface water drainage scheme. NRW have also drawn 
attention to the possible requirement for a Flood Risk Activity Permit in relation to works within 8 
metres of the bank top of Meliden Mine Drain. 
 
HIGHWAY OFFICER NOTES  
 
Your attention is drawn to the attached Highway Supplementary Notes Nos. 1, 3, 4, 5 & 10. 
Your attention is drawn to the attached Part N form (New Road and Street Works Act 1991). 
Your attention is drawn to the attached County Council's specification for road construction, highway 
lighting installations, and traffic signs and road markings. 

 Highway Supplementary Notes Nos. 1,3,4,5 & 10. 

 New Roads and Street Works Act 1991-Part N Form. 

 Road Construction specification  

 Road Marking Specification 

 Street Lighting Specification 

A suitable legal agreement will be required for all the highway works. 



You are advised to contact the Highways Officers and Flood Manager in connection with the 

development of the plans for the highway and drainage systems.  

 
In relation to the requirement for submission of a landscaping / planting scheme, your attention is  
drawn to the response from Natural Resources Wales relating to a replanting requirement arising from 
the removal of trees prior to the submission of the planning application in the area where the 
proposed access road from Ffordd Gwilym would run. The landscaping / planting scheme needs to be 
detailed to ensure compliance with the requirements of Natural Resources Wales.  
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