REPORT OF THE CHIEF OFFICER PLANNING AND REGULATORY

APPLICATION NO:

7" MAY 2019

LOCATION:

DATE RECEIVED:

P/2019 /0087 THE OLD POST OFFICE REDBROOK 06/02/2019
VIEW REDBROOK MAELOR
WHITCHURCH
COMMUNITY: SY13 3AD CASE OFFICER:
Bronington SEH
DESCRIPTION:
CONVERSION FROM OFFICES TO
WARD: ORIGINAL RESIDENTIAL USE TO AGENT NAME:
Bronington CREATE 2 NO. COTTAGES ARH ARCHITECTURAL
INCLUDING EXTENSIONS AND DESIGN
INTERNAL ALTERATIONS MR ANDREW HEWITT
APPLICANT(S) NAME:
MR & MRS BEESLEY
THE SITE
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HISTORY
CB00535 Change of use from Café to A2 offices
Approved 10/10/1996
CB02159 Conversion of garage to extend floor area of A2 offices

Approved 13/06/1998

DEVELOPMENT PLAN

Outside of a defined settlement limit. UDP Policies GDP1, EC4 and T8 apply.
Local Planning Guidance Notes Nos. 16 ‘Parking Standards’ and 21 ‘Space
around Dwellings’ are also relevant.

CONSULTATIONS

Community Council:
Local Member:
Public Protection:

Highways:
NRW:

Site Notice:
Neighbours:

Supports this application — No reasons given.

Notified  11/02/2019

No objections subject to the imposition of

conditions restricting noise, dust and bonfires.

No objections subject to the imposition of

conditions. (See Special Considerations below)

No objection to the scheme.

Expired 05/03/2019

Two letters received expressing the following

concerns:

e There will be a highway issue with the number
of cars and parking arrangements at the
property. There is no way that 2 cars can park
in front of the property as there is not enough
room. Any further vehicles will have to park on
the road which will have an impact on access;

e Section 9 states that vehicle parking is not
relevant but this will be based on 2 separate
dwellings and the number of cars. My concern
is that with the number of cars at the property it
will be an issue for the service vehicles using
the narrow road but more important it will
restrict access by emergency vehicles;

e Another concern is where the building materials
will be placed as any skip on the highway
would require a permit. They will have sand
and bricks etc. that can only be placed on the
road,

e Concerned about the type of system that they
intend to use for both the foul drainage and the
rainwater from the property. They propose to
have 5 bedrooms in total and | am aware that
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they have limited garden for septic tanks and
soakaways. There could be water seepage
onto the adjoining property;

e Lack of room at the side and the proposed
extension coming out toward the boundary. The
scaffolding and work is very likely to impact
upon the adjacent property and the occupants
quality of life;

e While | accept that the property needs to be
developed | feel it is suited for a single dwelling
and to increase the current footprint on such a
small plot is not feasible;

e The proposed scheme is an over development
of the site.

SPECIAL CONSIDERATIONS/ISSUES

Background: This is an application for the conversion of the existing 2 storey
vacant office building into 2 dwellings (1 x 2 bedroom and 1 x 3 bedroom
units) together with a first floor extension to the rear. The last known use of
the building was for financial services, and a café and post office prior to that.
The main issues to consider relate to the impact of the development upon the
residential amenities of the occupiers of the proposed and existing dwellings
in terms of light and privacy, and the impact upon highway safety.

Design, Layout and Residential Amenity: The building once extended is
considered large enough to accommodate 2 no. dwellings of adequate floor
space to meet modern habitable standards. The outdoor space to the rear is
also of sufficient size to provide private outdoor space for the occupiers of
both units.

Having considered also the existing properties around the site, the extension
will meet the Council’s separation distances and guidance on ‘Space around
Dwellings’ to safeguard against overlooking. There are to be no windows in
the side elevations which will prevent any loss of privacy, and the 45 degree
test for daylight passes (both plan and elevation). The development will have
no detrimental impact upon the residential amenity of the existing dwellings.

Each of the habitable rooms within the dwellings will have a window opening
within an external elevation which will ensure adequate natural ventilation and
daylight, in the interests of the residential amenities of the future occupiers of
the development.

Minimal alterations to the appearance of the principal elevation are required
and the renovation of the building will enhance the street scene. The first floor
extension to the rear of the building will not be readily visible from public
viewpoints and the development will not have an adverse impact upon the
character of the area.
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Figure 3. Existing Elevations

Highways: The development site is situated within a lay-by off the A525
Whitchurch Road which is an unclassified road subject to a 60mph speed
limit. The vehicular speeds along the lay-by are estimated at being 15mph,
given the geometry of the road. This section of the carriageway fronting the
site is typically 5.3 metres wide which is adequate for the simultaneous
passage of 2 vehicles.
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The property currently benefits from an A2 Use which has the potential to
generate a significant number of vehicle movements and parking demand.
The change of use to residential will result in a reduction in vehicle
movements and parking demand and, on this basis the highway authority has
no objection to the proposed change of use.

Other Matters: Foul drainage will be properly considered a part of the
Building Regulations approval and the standards required for the proposed
septic tank will be determined by NRW and permitted accordingly.

Conclusion: The proposal is in accordance with local policy, and
development of the site will make a positive contribution to the visual
amenities of the area by virtue of the regeneration of a property which has
been vacant for a number of years. The development will not have a
detrimental impact upon highway safety and | recommend accordingly.

RECOMMENDATION: That permission be GRANTED

CONDITION(S)

1. The development hereby permitted shall be commenced before the
expiry of five years from the date of this permission.
2. The development shall only be carried out in strict accordance with the

details shown on the approved drawing(s) numbered H5131/01 and
H5131/03, and as contained within the application documentation.

3. Prior to their use on the development samples of all external facing and
roofing materials shall be submitted to and approved in writing by the Local
Planning Authority. The development shall only be carried out in strict
accordance with such details as are approved.

4. With the exception of those shown on the approved plan and
notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking, re-enacting that
Order with or without modification) no windows or other openings shall be
inserted in any elevation of the building facing east or west.

5. Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 1995 (or any order revoking, re-
enacting that Order with or without modification), no further development shall
take place under Classes A, B, C, D and E of Schedule 2 Part 1 other than
the development hereby granted permission.

6. Prior to first use of the development hereby approved, the access shall
be surfaced with hard bound materials.
7. The development shall be carried out in strict accordance with the

methodology, findings and recommendations contained within the Ecological
Assessment carried out by Greenscape Environmental Ltd, dated March 2019
and referenced 2162 1903R approved as part of this application.
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REASON(S)

1. To comply with Section 91(3) of the Town and Country Planning Act,
1990.

2. To comply with section 71ZA (2) of the Town and Country Planning Act
1990.

3. To ensure a satisfactory standard of appearance of the development in
the interests of the visual amenities of the area in accordance with Policies
GDP1 and PS2 of the Wrexham Unitary Development Plan.

4. To protect the amenities of the occupiers of nearby properties in
accordance with Policy GDP1 of the Wrexham Unitary Development Plan.

5. To protect the amenities of the occupiers of nearby properties in
accordance with Policy GDP1 of the Wrexham Unitary Development Plan.

6. To ensure that no deleterious material is carried onto the highway, in
the interests of highway safety in accordance with Policy GDP1 of the
Wrexham Unitary Development Plan.

7. To protect named species / habitats / biodiversity which would
otherwise be damaged / lost by the development hereby permitted in
accordance with Policies GDP1 and EC6 of the Wrexham Unitary
Development Plan.

NOTE(S) TO APPLICANT

All works relating to this development which are audible beyond the site
boundary should be carried out only between 7.30 and 18.00 hrs Monday to
Friday, and 08.00 to 14.00 hrs on a Saturday, and at no time on a Sunday or a
Bank Holiday. Outside these times, any works which are audible beyond the
site boundary have the potential to cause unreasonable disturbance to
neighbouring premises.

The applicant is advised that the Council has the option to control construction
noise by serving a Control of Pollution Act 1974, Section 60, Notice where
deemed necessary, and failure to comply with such a Notice can result in
prosecution.

The applicant should adhere to the times given above wherever possible. For
further information and advice regarding construction noise please contact the
Council's Housing and Public Protection Department on 01978 315300.

Burning of waste generated from construction activities is not considered to be
an appropriate method of disposal and action may be taken as follows:

- Under the Environmental Protection Act 1990 anyone found disposing of
construction site waste by burning is likely to be in breach of their duty of care
with regard to waste disposal;

- Under the same Act an abatement notice may be served where smoke is
judged to be causing a nuisance to neighbouring properties. Failure to comply
with the requirements of the notice can result in prosecution;
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- Under the Clean Air Act 1993 it is an offence for a commercial activity to
burn anything that gives rise to dark smoke.

To prevent offences under the above named Acts there should be no bonfires
on the site, to include the prohibition of the burning of cleared vegetation. The
applicant should contact the Council's Environment and Planning Department
on 01978 315300 for further advice and information.

The Applicant is advised that under the Environmental Protection Act 1990,
dust from construction and/or demolition activities can be judged to be
causing a statutory nuisance to neighbouring properties. A legal notice can
be served requiring that any dust nuisance is abated and failure to comply
with the requirements of the notice can result in prosecution. The applicant
should contact the Council's Housing and Public Protection Department on
01978 315300 for further advice and information.




	Trees: More emphasis and detail should be made in regards to hedgerow and tree planting particularly to the north and north east boundaries.
	Tree Officer raises no concerns in regards to the impact of the proposal on existing trees and concurs with the findings and recommendations outlined in the Arboricultural Report.
	Flood:  No objection subject to a condition to secure foul, surface water and land drainage scheme prior to commencement of development.
	Principle of development:
	Planning History
	This application was the subject of two separate planning applications in 2017 and 2018, under P/2017/0623 and P/2018/0223.
	Both applications were refused at Planning Committee on 30/07/2018, with the key reasons for refusal being that some of the buildings proposed for conversion were considered unsuitable in principle and the resultant design and layout of the buildings ...
	An additional reason for refusal was added to P/2018/0223 on the basis that insufficient information had been submitted to assess the impact of the proposal on bats.
	The applicant appealed against both refusals and the appeals have been subsequently dismissed by the Planning Inspectorate (appeal decisions issued 02/04/2019).
	Pre-application discussions have been undertaken with the agent since the above planning application refusals were issued and the agent was advised of the amount of development that would be considered acceptable in principle by the Local Planning Aut...
	This current application has combined both previous sites into one and seeks to address the previous reasons for refusal.
	Green Barrier
	The site is located within designated green barrier to which Policy EC1 of the UDP applies.
	As part of the scheme the proposal would involve demolishing a number of buildings, which would reduce the overall massing and built form on the site.  The application site is considered to be contained within the existing footprint and would not exte...
	The impact on the green barrier is considered to be appropriate and would not result in harm to existing levels of openness.
	Barn Conversions
	Wrexham Local Planning Guidance 03 advises that there are some buildings not suitable for conversion, including those which are structurally unsound, unsuitable in terms of size and form of construction and at risk of flooding.
	The application seeks to convert 3 no. buildings, construct 3 no. buildings and demolish 9 no. buildings and 3 no. structures.  The existing site layout with the barns annotated is shown below.  Barns A, B and M are proposed for retention whilst all o...
	Barns A, B and M
	The barns proposed for conversion are considered to be traditional in appearance and construction with original features worthy of retention, particularly when viewed in context with the other barns on site proposed for demolition.
	There are already existing openings serving the buildings with some of the walls having traditional exterior patterns.
	The submitted Structural Survey states that the entire roof of Barn A would need replacing, as do the roof trusses of Barn B.
	Some demolition of Barns A, B and M would also be required to facilitate the conversion works, however this is not considered to be so significant, as to alter the original character and appearance of the barns, particularly given the vast majority of...
	The Survey concludes that Barns A, B and M are generally structurally sound and capable of conversion and remedial works, without affecting the integrity of the buildings.
	The extent of work and alterations required to Barns A, B and M would be much less than the cumulative amount of work required under the previous applications, to achieve the conversion works required.  Furthermore, these buildings have a much more tr...
	Having regard to the above, the principle of conversion of Barns A, B and M is considered to be acceptable.
	A section of Barn D (the north eastern corner) measuring 10m x 10m would be retained as part of the proposal, in order to provide the required bat mitigation, explained further in the Ecology section of the report.
	Barn D possesses no features worthy of retention and is considered to be of little design merit.  However the section proposed for retention is considered to be limited in scale, particularly in relation to its current size and form and its siting to ...
	This section of building would not be converted, remaining in its current form to provide accommodation for bats, which is considered that on the basis of the above and having regard to the protected status of bats, would be acceptable.
	Parking Barns
	Three parking barns are proposed as part of the application, involving the construction of three new buildings.  No existing buildings would be utilised to facilitate provision of these.
	However, the overall scale, form and design of the parking barns are considered to be subordinate and relatively complimentary to the barn conversions, with all three parking barns being sited to the rear of the barns and therefore being relatively we...
	The design of the parking barns are considered would be more akin to the traditional appearance of the barn conversions, as opposed to if the modern buildings on the site were utilised for this purpose.  Provided a condition is secured to ensure submi...
	The proposed Site Layout Plan is shown below.
	Appeal Decisions
	It should be noted that the Inspector, in his decision, stated he had no reason to disagree with the LPA’s opinion that the conversion of Barns A and B on Site 1 was considered acceptable.  He also stated that the LPA accepted in principle, the part d...
	Design and Layout: The submitted Site Layout Plan shows the private amenity space serving units 4 – 6 would be along the frontage of these properties, adjacent to the access road leading into the site and visible from the adjacent highway.
	Detailed consideration would need to be given to boundary treatments to ensure these do not compromise the traditional character and appearance of this part of the conversion complex, particularly given its highly prominent appearance from the street ...
	A landscaping plan has been submitted, demonstrating the location and typical boundary treatments proposed, as well as areas of hard and soft landscaping and planting details within the complex.
	The planting details are vague and a condition to secure detailed boundary treatments, as well as samples of hard surfacing and specific planting plans would be attached to any grant of planning permission to ensure landscaping within the site is appr...
	In terms of the proposed elevation treatments and overall design of Barns A, B and M, the Conservation Officer originally raised concerns in regards to the cumulative number of openings proposed and the inconsistency in terms of finish and design.
	Revised plans submitted by the agent have addressed the concerns raised, and the number of openings proposed are now considered to be more uniform by virtue of design and appearance.
	Conditions would be attached to secure samples of any new materials proposed as well as detailed design and furniture of openings.
	Residential Amenity: Any overlooking between the ground floor habitable rooms in the north elevation of Barn A and south elevation of Barn M are considered could be mitigated against by appropriate boundary treatments and screening.
	The first floor habitable window serving Bedroom 2 in unit 6 (Barn A) would be located approximately 18m away from the ground floor bedroom window serving unit 9 (Barn M).  However, the first floor window is considered to be limited in width, naturall...
	Furthermore, given the orientation of both properties, the windows would not directly face one another, therefore resulting in oblique views between both windows, further reducing the overall overlooking impacts.
	Having regard to the above, the amount of overlooking is limited and would not be so significant as to warrant refusal of the scheme on this basis.
	The rear (E2) elevation of Barn A and rear (E7) elevation of Barn B would measure approximately 22m away from one another, meeting the spacing standards guidelines as set out within LPG 21.
	There would be some overlooking into the amenity areas serving units 4 – 6 given their location alongside the access road into the site, however provided high quality boundary treatments are achieved, it is considered that this could be mitigated.
	The existing southern-most access point is shown would be inaccessible by vehicles as part of the proposal, which would differ from what was proposed under P/2017/0623, which indicated this access would be two way.
	The closing up of this access is considered would help to reduce any vehicular noise and disturbance to the outdoor amenity areas for the occupants of units 7 and 8.
	The amenity areas serving units 7 and 8 would also result in some overlooking given their siting within the central confines of Barns A and B.  However this is not overly uncommon in barn conversion schemes given the relationship between barns are usu...
	Similarly to units 4 – 6, provided appropriate boundary treatments are secured to achieve some privacy as well as to delineate defensible boundaries, this element of the scheme would be considered acceptable.
	The site lies in close proximity to the A483.  Public Protection raises no objection subject to a condition to secure a Noise Survey and any associated mitigation measures, prior to commencement of development.
	The recommended condition to secure the dust management scheme is covered by separate legislation.
	In the interest of ensuring no further agricultural use of the site, a condition would be attached to require that all barns proposed for demolition are undertaken prior to commencement of development.
	Ecology: NRW raise no objection subject to conditions to secure ecological mitigation for Great Crested Newts and bats, the finished floor levels are set at 300mm above ground level, mitigation for potential contamination risks and submission of a dra...
	Ecology Officer raises no objection, on the basis of the retention of a section of Barn D to accommodate bats present on site.  The retention of an existing building results in a far greater chance that any existing bats present on site would utilise ...
	Long term maintenance and monitoring would be secured by condition.
	Trees: Tree Officer raises no objection in regards to the impact of the proposal on existing trees and concurs with the findings and recommendations stated within the accompanying Arboricultural Report.
	More emphasis should be placed on hedgerow and tree planting, particularly to the north and north-east of the site, with the proposed hard standing areas being reduced in size to accommodate wide formal grassed areas.  This would form part of any agre...
	Contaminated Land: NRW advise that based on the submitted Preliminary Risk Assessment, conditions would be required in relation to contaminated land.
	Education: The scheme triggers an education contribution towards Darland Secondary School.  Should the application be granted approval, a S.106 Agreement would be required to secure the contribution.
	Drainage: Wrexham’s Flood Officer raises no objection, advising that sufficient information has been submitted to indicate a means of surface water management would be achievable on the site.
	Additional details of a scheme demonstrating compliance with the Statutory SuDS Standards for Wales would be secured by condition.
	Conclusion: The principle of development is considered to be acceptable, and subject to the completion of a S.106 Agreement as well as compliance with the relevant conditions outlined below, the scheme is recommended approval accordingly.
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