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WARD :

WARD MEMBERS:

APPLICATION NO:

Emer O'Connor
Rhyl East

Councillors Barry Mellor and Tony Thomas (¢ )

45/2019/0156/ PF

PROPOSAL: Change of use and alterations to former offices to form a 61 bed,
6 ward bespoke hospital

LOCATION: 64 Brighton Road Rhyl LL18 3HN

APPLICANT: Mr N Pragash

CONSTRAINTS: Tree Preservation Order
Article 4 Direction

PUBLICITY Site Notice - Yes

UNDERTAKEN: Press Notice - Yes

Neighbour letters - Yes

REASON(S) APPLICATION REPORTED TO COMMITTEE:

Scheme of Delegation Part 2

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

e Referral by Head of Planning / Development Control Manager

CONSULTATION RESPONSES:

RHYL TOWN COUNCIL

Original response

“No objection - The Council is pleased to see that the facility will provide support to local
people.”

Subsequent response-

“The Town Council previously responded to the above application based on the information and
statements contained within the application form and associated documentation submitted by
the applicant and agent.

However having now had opportunity to review the responses of the other statutory consultees
it is noted that the information provided by the applicant might be considered to be incorrect in
terms of the application being in accordance with planning policies and the actual level of
benefit likely to be derived from the facility by the local population.

The Town Council’s previous response of “No objection - The Council is pleased to see that the
facility will provide support to local people” was made on the basis of information contained
within the application and associated papers. The responses of the other statutory consultees
suggest that the assertions made by the applicant may not in fact be deliverable as intended.”

NATURAL RESOURCES WALES
No comments.

DWR CYMRU / WELSH WATER
No objection.

BETSI CADWALLADR UNIVERSITY HEALH BOARD TRUST
Original Response



“The Health Board is not able to support this proposal in its current form. Whilst our strategy is
to repatriate people from out of area placements and provide care closer to home for those
needing such care and support, the level of demand would be insufficient to utilise the
proposed number of places and the risks of proceeding with such a development are therefore
too great. There is a high probability of a detrimental impact on service provision and
infrastructure if there were to be large numbers of out of area placements”.

Response to reconsultation
“As a supervising/safeguarding body we are not currently in a position to support the
application without further clarification and assurances on the range of issues detailed within
this paper- i.e. What is the overall service model for the hospital?
e What evidence has been used to underpin this model?
o What evidence underpins their assessment of need and demand to support a 54-
bedded Hospital?
e What is their intended recruitment strategy?
¢ What discussion have they held with NHS Wales?
e What is the company-trading name?
o What previous track record does this company have in operating specialist secure care
services?

NORTH WALES POLICE

Share the concerns of BCUHB relating to the ambiguity of the scheme. There is no specific
evidence base to suggest any particular likely increase in incidents of crime and disorder
attributable to this proposal, however Officers do have concerns as regards the lack of detail
around secure arrangements for what are evidently people with significantly complex needs.
NWP already service significant demand from the local MH unit, and alternatives to MH crisis
procedures are limited to say the least in North Wales (leading to a high incidence of Sect 136
detentions).

Conclude that without the detail of clear security responsibility NWP have no way to give an
accurate assessment on the likely impact on the community in terms of crime & disorder.

DENBIGHSHIRE COUNTY COUNCIL CONSULTEES —

Highways Officer

The scheme proposes to provide 36 parking spaces within the site. In accordance with
Denbighshire County Council’s parking standards a maximum of 24 spaces in addition to the
essential vehicles should be provided. The scheme therefore offers parking in excess of the
requirement and given the location and former use as offices, Therefore Highways Officers
have no objection to the proposal.

Head of Adult Services
Expresses concerns that the submission does not clearly demonstrate that there is a sound
business case or need in Rhyl or indeed Denbighshire for the proposed facility.

Strategic Housing and Planning
Considers the proposal does not meet the requirements of the criteria set out in Policy PSE 3.

RESPONSE TO PUBLICITY:
In objection
Representations received from:
Sharon Foston, 34 Lynton Walk, Rhyl
Debra Jones, 4 Llys Sion, Rhyl
Colin Blundell, Flat 8, The Cedars, 45 Brighton Road, Rhyl
Mr & Mrs Wallis, 64 Brighton Road, Rhyl
E A Armstrong, Meifod, 66 Brighton Road, Rhyl
Debbie Bateman, 39, Brighton Road, Rhyl
Jody Evans, 37 Brighton Road, Rhyl
Jillian Jamieson, Apartment 6, The Cedars, 45 Brighton Road, Rhyl



Summary of planning based representations in objection:

Impact on character of the area-
Inappropriate use in a residential area.

Ambiguity of use-
Supporting documents refer to various types of uses, precise use not clear.

Security concerns-
Lack of information on how secure unit and boundaries would be. Would residents be at risk
from potential occupiers.

Highways and traffic-
Insufficient parking for intensive use.

Residential amenity-
Potential for noise and disturbance for what is likely to be a 24/7 use.

Need-
Supporting information does not demonstrate the use is needed in Rhyl or Denbighshire.

Drain on resources-
Proposal would put strain on existing heath and police services.

Lack of consultation-

No discussions have taken place with neighbours prior to the submission of the scheme.
EXPIRY DATE OF APPLICATION: 17/04/2019
EXTENSION OF TIME AGREED? 22/07/2019

REASONS FOR DELAY IN DECISION (where applicable):

. 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 proposes the change of use and alterations at the former Council
Offices on 64 Brighton Road to a 61 bed bespoke hospital.

1.1.2 The plans indicate that the existing office building would be remodelled to incorporate
7 wards spread over the three floors with ancillary accommodation including
treatment rooms, kitchen, and amenity space. There would be office accommodation,
staff rooms and meeting space on the ground floor.

1.1.3 Externally the building would be renovated; the most notable alterations would be the
replacement of the windows with double glazed units interspersed with coloured
spandrel panels.



1.1.4 The site layout and access would remain broadly as existing with parking for 42 cars
marked to the front and side of the building. A secure garden area is proposed to the
rear of the building which would be bounded by 2.4 metre galvanised mesh fencing.
An external staff seating area is proposed to the rear corner of the site.

1.1.5 Inrelation to the use the Agent has clarified:

A 61 bed facility is proposed (mixed male and female provision).
The project will be split into three phases —
e Phase 1 will comprise all of the ground floor and part of the rear wing of the
first floor which will commence immediately once planning permission has
been obtained and will be complete by the end of 2019 latest. The Phase 1
use would employ approximately 28 staff.

e Phase 2 will comprise the remainder of the first floor which will be complete
by the end of 2020.

e Phase 3 will include the whole of the second floor completed by end of 2021.
At capacity is it proposed that the use would employ 150 staff.

1.2 Description of site and surroundings

1.2.1 The site is located on the southern side of Brighton Road close to Rhyl Town Centre.

1.2.2 The three storey building was previously occupied by Denbighshire County Council
Social Services. It is understood there were 280 desk spaces in the building, with a
capacity for a total of 325 spaces.

1.2.3 On Brighton Road, the majority of properties are now in use as self-contained
flats/apartments, but there are also nursing homes, some sheltered housing and
Local Authority offices in the area, i.e. mixed residential and commercial uses.

1.3 Relevant planning constraints/considerations

1.3.1 The site is located within the development boundary of Rhyl, but there are no use
designations in this area.

1.3.2 The trees on the site are covered by a blanket TPO dating back to the Rhyl Urban
District Council in 1951. The TPO covers most of the trees along the street frontage of
Brighton Road.

1.4 Relevant planning history

1.4.1  There is no relevant planning history on the site.

1.5 Developments/changes since the original submission

1.5.1 See paragraphs 1.1.5 and the following section of the report, which set out additional
information from the applicants in response to requests for clarification of the use.

1.6 Other relevant background information




1.6.1

In support of the application the Agents have submitted three additional documents-

Ty Melyn Hospital Business Overview-

This document sets out information on the need, the nature of the use, the choice of
location and details of the regulation process. It concludes:

“There continues to be a shortage of hospital placements in North Wales to
effectively meet the needs of the North Wales population. This is due to
underdeveloped specialist services within the region, some of which are
required for small numbers of complex-needs individuals for whom it is not in
the NHS’s interests to develop their own services for, and who are not
currently catered for in the existing independent sector in North Wales.”

“Ty Melyn can provide up to a maximum of 61 beds in a locked rehabilitation
setting, with services provided across six or seven separate wards. Wards
are likely to be configured as follows: Two 11-bed wards, Four or five 8-bed
wards.”

“It is not proposed that all beds within Ty Melyn provide services for women
only.”

“The clinical model has deliberately led to the plans for multiple wards with a
low number of beds (either 8 or 11 beds) to enable Ty Melyn to provide
bespoke services for North Wales residents, and to decrease reliance on
admissions from out of area.” “A commonality is that all wards will be
provided within a locked rehabilitation setting, distinct from what is deemed
‘secure’ services”

“When at full occupancy, staffing will be approximately 1560 Whole Time
Equivalents”

“Ty Melyn will be commissioned in separate stages, and so recruitment will
run commensurate with this, and two wards (16 beds total) will initially be
commissioned. We would not, therefore, be recruiting 150 staff in one drive,
and will aim to initially recruit approximately eight nurses and 20 Healthcare
Assistants, as well as supporting clinicians and ancillary staff, within the first
stages of being operational.”

“ Existing local services for rehabilitation placements are based mainly in the
Wrexham and Flintshire areas, with no specialist services of this nature
(female) available further west than Mold. The option of a centrally based
hospital service would therefore have significant benefits to Service Users
originating from this area and also north west Wales. Closer case
management is of significant benefit in terms of quality assurance and
performance management, and is inextricably linked with reduced lengths of
inpatient admission”.

“Healthcare Inspectorate Wales (HIW) is the the independent inspectorate
and regulator of health care in Wales”

“The All Wales Framework, facilitated by the Quality Assurance Improvement
Team (QAIT) for Collaboratively Commissioned Mental Health and Learning
Disability Services, is a Welsh NHS initiative In order for any independent
mental health hospital (in Wales or England) to be a provider of inpatient
services to Welsh Service Users, there is a requirement for providers to apply
and be approved to join the All Wales Framework.”

Ty Melyn Policy Justification

LDP Policy PSE 3

Criterion ii) We have consulted with the agent, Gareth Williams, and from our
visits and inspections and surveys we have noted that there has been
significant vandalism and sporadic strip out of the internal services and
facilities to the point that it is now no longer usable as an office space or
indeed any related function. Should the building be reused as an office or any




other services function it will need to be completely re furbished. It has been
marketed to let since October 2017 and then to sell or let from September
2018.

e iii) The proposed use IE independent hospital will provide local employment.
This facility is not being relocated from another area and is therefore
providing a much needed facility for this area. As mentioned above we feel
that the proposed functionality is not a non-conforming use, as the site is
totally suitable for the proposed use.

e The project will be split into three phases - phase 1 will comprise all of the
ground floor and part of the rear wing of the first floor which will commence
immediately once planning permission has been obtained and will be
complete by the end of 2019 latest. Phase 2 will comprise the remainder of
the first floor which will be complete by the end of 2020. Phase 3 will include
the whole of the second floor completed by end of 2021.

DETAILS OF PLANNING HISTORY:

2.1 No relevant planning history.

RELEVANT POLICIES AND GUIDANCE:

The main planning policies and guidance are considered to be:
3.1 Denbighshire Local Development Plan (adopted 4™ June 2013)

Policy RD1 — Sustainable development and good standard design
Policy BSC 1 — Growth Strategy for Denbighshire

Policy BSC 2 - ‘Brownfield development priority’

Policy PSE3 — Protection of employment land and buildings
Policy ASA3 — Parking standards

Policy VOES5 — Conservation of natural resources

Supplementary Planning Guidance

Supplementary Planning Guidance Note: Access for All
3.2 Government Policy / Guidance

Planning Policy Wales (Edition 10) December 2018

Development Control Manual November 2016

TAN 23: Economic Development

3.3 Other material considerations

MAIN PLANNING CONSIDERATIONS:

In terms of general guidance on matters relevant to the consideration of a planning application,
Section 9.1.2 of the Development Management Manual (DMM) confirms the requirement that
planning applications ‘must be determined in accordance with the approved or adopted
development plan for the area, unless material considerations indicate otherwise'. It advises that
material considerations must be relevant to the regulation of the development and use of land in
the public interest, and fairly and reasonably relate to the development concerned.

The DMM further states that material considerations can include the number, size, layout, design
and appearance of buildings, the means of access, landscaping, service availability and the
impact on the neighbourhood and on the environment (Section 9.4).



The DMM has to be considered in conjunction with Planning Policy Wales, Edition 10 (December
2018) and other relevant legislation.

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:

411
41.2
413
414

Principle
Visual amenity

Residential amenity

Highways (including access and parking)

Other matters

4.2 In relation to the main planning considerations:

421

Principle

Rhyl has been identified in the Local Development Plan as a lower growth town,
BSC1, allocated to make an important contribution to the overall housing and
employment requirements of the County.

The general vision in the adopted Local Development Plan is to make Rhyl an
attractive place to live and work with improved housing stock and a reduction in the
levels of multiple deprivation currently seen.

Policy RD 1 - Sustainable development and good standard design is relevant to the
application. This policy offers support for development provided a series of tests are
met, including that a proposal:

x) Does not prejudice land or buildings safeguarded for other uses, or impair the
development and use of adjoining land.

LDP Policy PSE 3 ‘Protection of employment land and buildings’ seeks to resist the

loss of employment land and buildings unless specific criteria are met:

- Criterion i) requires that there are no other suitable sites available for this
development.

- Criterion ii) requires a marketing process to be followed in order to demonstrate
the site is no longer capable of providing employment accommodation.

- Criterion iii) seeks to prevent the loss of sites which would prejudice the ability of
the area to meet a range of employment needs.

In relation to the PSE 3 criteria:

(i) No alternative site assessment has been provided in support of the
application.
Officers have advised the Agent of the policy position and requested they
outline their position in relation to the tests in PSE3 during the application
process. The Agents have provided information regarding the policy tests (as
set out in para. 1.6.1 above), but it appears that they have not considered
alternative sites for the use owing to what they consider to be the suitability of
64 Brighton Road. They deem this site to be appropriate for the use as it has



not had an alternative use since October 2017 despite marketing to let and
for sale. Finally they consider it would provide local employment

(i) In relation to the provision of a marketing test to prove that the site is no
longer suitable for employment uses, the Agent has advised the site has been
marketed since 2017 for rent and 2018 for sale. A Land Agent is referred to
although no evidence of such marketing has been presented.

Reference is made to the condition of the building requiring refurbishment
which may have put potential tenants off, but no further detail has been
provided.

It is considered hat insufficient information has been provided to demonstrate
that the specific requirements of criterion ii) have been met.

(iii) In terms of the test obliging consideration of any loss of employment land /
buildings prejudicing the ability of an area to meet arrange of employment
needs, the supporting information states the development will create
approximately 150 new jobs and would therefore contribute towards meeting
local employment needs. This number would be reached on completion of the
three Phases of the development. Initially it is proposed to recruit
approximately eight nurses and 20 Healthcare Assistants, as well as
supporting clinicians and ancillary staff. It is not considered there is obvious
conflict with this test.

Para 5.4.1 and 5.4.2 of Welsh Government’s Planning Policy Wales sets out
definitions of “economic development” which encompass a wider range of land uses
beyond the traditional employment land uses (i.e. B1, B2 and B8 use classes). Whilst
on the basis of the PPW definition the proposal would be considered “economic
development”, there are considerations to be given to the loss of office
accommodation in this instance, information from Economic Development colleagues
shows that Rhyl currently has a limited offering of larger office provision. In terms of
current provision; of the 15 office properties currently being advertised on the
Denbighshire County Council property portal, 13 properties are 1,601 sq. ft. or
smaller. The remaining two are the only ‘larger’ office properties available, one of
which is 2,533-6,893 sq. ft. in size and the other being the application site, which is
listed as 3,750-26,715 sq. ft.

The proposed use would bring about a reduction in both the overall amount of
employment land available in the area, and also in the number of sites available to
accommodate a large employment development. It is understood from Economic
Development officers that a considerable proportion of property enquiries for Rhyl
received by Denbighshire County Council relate to office space; between December
2016 and April 2019, 26 property enquiries were received for Rhyl, 11 of which
related to office space. This represents 42% of all enquiries for Rhyl and
demonstrates an ongoing demand for employment land and buildings for office use.

TAN 23 relates to Economic Development. Paragraph 4.6.8 of the TAN states that
the traditional employment uses tend to generate lower land values than many other
land uses, especially housing and retail, consequently, any land lost to these uses is
generally difficult to replace. Planning authorities should avoid releasing for other
uses sites where there is strong evidence of likely future need for B1-B8. In some
areas, older, lower-cost employment areas may be required, especially for small and
new firms who cannot afford newer and more prestigious accommodation. The loss of
such areas may cause harm to local economies and should be avoided.

Paragraph 4.6.9 states that existing employment sites should only be released for
other uses if one or more of the following apply:
e they have poor prospects of being re-occupied for their previous use;

e the particular market that the site is part of is oversupplied;
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423

o the existing employment use has unacceptable adverse impacts on amenity
or the environment;

e the proposed redevelopment does not compromise unduly neighbouring
employment sites that are to be retained;

e other priorities, such as housing need, override more narrowly focussed
economic considerations; and/or

e land of equal or better quality is made available elsewhere, even if this is not
within the local planning authority boundary.

Taking into account Policy PSE 3 and the vision for Rhyl as a BSC1 lower growth
town geared at making an important contribution to the overall housing and
employment requirements of the County, there are questions here over the loss of an
office use and the case made to demonstrate the site’s suitability for the hospital use.
On this basis there are concerns over the acceptability of the proposal in principle.

Visual amenity

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

There are no representations in relation to the visual amenity impacts of the
proposals.

It is not considered the use and any changes to the property raise visual amenity
issues.

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 have been some concerns raised by neighbours in relation to the potential
impacts of the use on nearby residential amenity. Some feel there may be an
increase in noise and general disturbance based on the more intense use of the site
over a 24 hr period.

Whilst it is inevitable that there may be more comings and goings with a hospital type
use outside of normal office based hours, Officers feel that management
arrangements (controlled via planning conditions) could address the general concerns
raised. It is difficult to justify refusal of the use on the grounds of increased noise and
disturbance without specific evidence of what type of noise and what receptors would
be impacted. Concerns over antisocial behaviour raised by neighbours are dealt with
in section 4.2.5 of the report.
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Considering the lack of direct evidence for unacceptable levels of noise and
disturbance from the use and the nature of the management arrangements proposed
for the use, it is considered that there are unlikely to be significant residential amenity
impacts arising from the proposals.

Highways (including access and parking)

Local Development Plan Policy RD 1 supports development proposals subject to
meeting tests (vii) and (viii) which oblige provision of safe and convenient access for a
range of users, together with adequate parking, services and manoeuvring space;
and require consideration of the impact of development on the local highway network.
Policy ASA 3 requires adequate parking spaces for cars and bicycles in connection
with development proposals, and outlines considerations to be given to factors
relevant to the application of standards. The Parking Standards in New Developments
SPG sets out the maximum parking standards for new developments

These policies reflect general principles set out in Planning Policy Wales (PPW 10).

There are local concerns voiced at the adequacy of parking provision for the
proposed use.

Highway Officers have raised no objection to the proposal.

The parking arrangement is proposed to be broadly as with the existing office, with 42
spaces being provided on site. The site is located within walking distance of the town
centre and local shops and facilities and is close to the bus and train station. There
are public car parks in close proximity to the site.

In Officers’ opinion the parking provision would be adequate to accommodate the use,
and there is no conflict with the highways considerations of Policy RD1.

Crime and disorder/ Local concerns over service users

Policy RD 1 - Sustainable development and good standard design test xii) states that
development should take account of personal and community safety and security in
the design and layout of development and public/private spaces and have regard to
implications for crime and disorder.

Concerns have been raised by residents living in the area about the potential for
increased disturbance and possible crime and disorder. North Wales Police, in their
formal response on the application, have emphasised that they cannot evidence how
the use would directly increase incidents of crime and disorder but do highlight their
worries on whether the use could stretch their resources in this area of the County.

It is established that fear of crime can be a material consideration and test xii) of RD1
adds a policy hook for such a consideration, however like all potential impacts
evidence is required to substantiate this as a ground for refusal of permission. The
Agents have advised that the hospital would be secure, that perimeter fencing is
proposed, the wards would be relatively small, and monitoring is likely to be provided.
As such, the applicants contend it is unlikely that at risk patients would abscond from
the facility. Whilst the potential for the use to create an additional burden for NWP is
something to be noted, Officers do not feel that clear evidence is available to counter
the applicants claims that the use can be acceptably managed so as to avoid any
potential crime, disorder or general disturbance.

Issues relating to the need for the service, demand and implications of the use on the
local NHS and police service.




Policy RD 1 - Sustainable development and good standard design test ix) states
development must have regard to the adequacy of existing public facilities and
services.

BCUHB and NWP have raised concerns relating to the need for the facility and
operation issues on their services. These range from the local health board providers
knowledge of such service which confirms that there would be limited need from their
area for such a facility, therefore patients are likely to come from other areas, the
implications on the NHS as an employer, to the impacts such a use might have on
local policing.

Need

Whilst Officers acknowledge the basis of concerns expressed, it is important to
recognise that there are no planning policy tests requiring need to be established for
a hospital use, or assessment of impact on other service operators. It is unclear what
land use planning justification these impacts provide for a refusal recommendation.
There are separate legislative controls over the establishment of a hospital use under
the control of the Healthcare Inspectorate for Wales which seem the most appropriate
to consider the service related impacts of the proposals and issues such as those
raised by the Health Board and Police.

The prevalence of other support service uses in proximity to the site and how these,
along with the proposed use, may continue to define and shape the character of the
area impacting upon the overall regeneration aims of Rhyl.

The site is located close to Rhyl Town Centre, where serious investment and effort is
being expended to secure regeneration. The Council has been working on various
projects in the town to further this cause including the development of the ‘Rhyl
Masterplan’. These initiatives are being developed, but to date no specific document
has been adopted with relevant planning status which could be used in respect of this
planning application.

The main land use on Brighton Road is residential alongside the office
accommodation on the application site. There are a range of sites around Rhyl town
centre that provide support to individuals with varying mental health and substance
dependency needs. Officers are aware that there have been instances of drug and
alcohol related anti-social behaviour connected to existing support services in the
town and this remains an issue for Service Providers and Officers engaged in
delivering the Council’s regeneration aims.

The Applicants have set out how the proposed use would be managed and confirm
that it would be a secure facility. Whilst Officers accept that there may be concerns in
relation to proliferation of support services and whether this is the type of environment
suitable for a further potential influx of vulnerable people Officers consider there are
limits on the weight which can be attached to this as a land use planning
consideration. In this context, Members may recall dealing with an application for a
Mother and Baby Unit in Bath Street in which this argument was used to frame a
refusal, but the refusal was overturned on appeal owing to a lack of evidence.

Members should note the comments of BCUHB and NWP on this planning

application, however, and decide what weight they feel should be afforded to them in
relation to the character of Rhyl and the regeneration aspirations.

Other matters



Well — being of Future Generations (Wales) Act 2015

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

The report on this application has taken into account the requirements of Section 3
‘Well-being duties on public bodies’ and Section 5 ‘The Sustainable Development
Principles’ of the Well-being of Future Generations (Wales) Act 2015. The
recommendation is made in accordance with the Act’s sustainable development
principle through its contribution towards Welsh Governments well-being objective of
supporting safe, cohesive and resilient communities. It is therefore considered that
there would be no significant or unacceptable impact upon the achievement of well-
being objectives as a result of the proposed recommendation.

5. SUMMARY AND CONCLUSIONS:

5.1 Local Development Plan Policy PSE 3 ‘Protection of employment land and buildings’ only
supports the loss of employment land and buildings provided tests are met. It is questioned in
this case whether loss of an office use would be acceptable in an area where there is
evidence of need.

5.2 Officers note there are a number of other concerns regarding the application, however in the
absence of tangible evidence to demonstrate the harm to other service providers and local
residents, Officers consider it would be difficult to place weight on these considerations and
resist the scheme on that basis.

RECOMMENDATION: REFUSE- for the following reasons:-

The reason is:-

1.

It is the opinion of the Local Planning Authority that the proposal would result in the loss of
office accommodation, in conflict with basic tests in Policy PSE 3 of the Denbighshire Local
Development Plan, which require assessment of available alternative sites and marketing
attempts to retain the use, and the loss of the use would prejudice the ability of the area to
meet a range of local employment needs. The proposal would also be contrary to the
requirements of criteria x) of Policy RD 1 and the principles and advice contained within
Planning Policy Wales and Technical Advice Note 23: Economic Development.
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