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1.0 INTRODUCTION
1.1 Background

1.1.1 Caulmert Ltd has been appointed by Clwyd Alyn Housing Association. (“the applicant”) to
submit an application for full planning permission to Denbighshire County Council for the
proposed erection of 32 dwellings (including affordable housing), construction of a new
vehicular accesses, parking, landscaping and associated works on land at West Parade,
Sydenham Avenue and Sandringham Avenue, Rhyl.

1.1.2 This planning application is accompanied by and should be read in conjunction with the
following documentation:

° Supporting Planning and Design & Access Statement — Caulmert Ltd

. Drainage Strategy (Site 1) - Cadarn Consulting Engineers Ref CAR-CCE-01-XX-RP-C-
0003-S1-PO1

° Drainage Strategy (Site 2) - Cadarn Consulting Engineers Ref CAR-CCE-02-XX-RP-C-
0003-S1-P01

° Flood Consequences Assessment - Cadarn Consulting Engineers Ref CAR-CCE-XX-
XX-RP-C-0004-S2-P01

. Geological Environment Report — Cadarn Consulting Engineers Ref
CAR.CCE.XX.XX.RP.C.0002.52.P01

° Water Conservation Statement -West Parade (Site 1)-Cadarn Consulting Engineers
Ref CAR-CCE-01-XX-RP-C-0005-S2-P01_WCS_WP

. Water Conservation Statement -Sandringham Avenue (Site 2)-Cadarn Consulting
Engineers Ref CAR-CCE-01-XX-RP-C-0005-S2-P01_WCS

. Transport Statement - Sandringham Avenue — Cadarn Consulting Engineers Ref
06022-CCE-XX-XX-RP-H-0001-51-P01

. Transport Statement — Sydenham Avenue — Cadarn Consulting Engineers Ref
06022-CCE-XX-XX-RP-H-0001-S2-P01

. Preliminary Ecological Appraisal — Site 1 — Enfys Ecology Ref EE.4070a.AB.23
. Preliminary Ecological Appraisal — Site 2 — Enfys Ecology Ref EE.4070b.AB.23
o Community & Linguistic Impact Assessment — Caulmert Ltd

. Plans:
o Site Location Plan CAR-LMA-01-XX-DR-A-1000-P1
o Site Plan as Existing — Site 1 CAR-LMA-Z0-XX-DR-A-1010-P1
o Site Plan as Existing — Site 2 CAR-LMA-Z0-XX-DR-A-1011-P1

Caulmert Ltd
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O

O

Site Plan Proposed — Site 1 CAR-LMA-01-XX-DR-A-1030-P2

Site Plan Proposed — Site 2 CAR-LMA-01-XX-DR-A-1031-P2

Site Proposed Site Ariel Visuals - CAR-LMA-02-XX-DR-A-1300-P1

Site Proposed Site Street Visuals - CAR-LMA-02-XX-DR-A-1301-P1

GA Plan Proposed Site 1 Building A CAR-LMA-01-XX-DR-A-2100-P1

GA Plan Proposed Site 1 Building B CAR-LMA-01-XX-DR-A-2101-P1

GA Plan Proposed Site 1 Building C CAR-LMA-01-XX-DR-A-2102-P1

GA Plan Proposed Site 2 Building D CAR-LMA-01-XX-DR-A-2110-P1

GA Plan Proposed Site 2 Building E CAR-LMA-01-XX-DR-A-2111-P1

GA Plan Proposed Site 2 Building F CAR-LMA-01-XX-DR-A-2112-P1

GA Elevations Proposed Site 1 Building A CAR-LMA-01-XX-DR-A-2400-P1
GA Elevations Proposed Site 1 Building B CAR-LMA-01-XX-DR-A-2401-P1
GA Elevations Proposed Site 1 Building C CAR-LMA-01-XX-DR-A-2402-P1
GA Elevations Proposed Site 2 Building D CAR-LMA-01-XX-DR-A-2410-P1
GA Elevations Proposed Site 2 Building E CAR-LMA-01-XX-DR-A-2411-P1
GA Elevations Proposed Site 2 Building F CAR-LMA-01-XX-DR-A-2412-P1
GA Plan HouseTypes 7P4B CAR-LMA-00-XX-DR-A-2900-P2

GA Elevation HouseTypes 7P4B CAR-LMA-00-XX-DR-A-2901-P1

GA Plan WalkUpFlat 2P1B CAR-LMA-XX-XX-DR-A-2910-P1

GA Plan WalkUpFlat 3P2B CAR-LMA-XX-XX-DR-A-2920-P1

GA Plan HouseTypes 4P2B CAR-LMA-XX-XX-DR-A-2930-P1

GA Plan HouseTypes 4P2B CAR-LMA-00-XX-DR-A-2940-P1

GA Elevation HouseTypes 4P2B CAR-LMA-00-XX-DR-A-2941-P1
Compliance HouseType 7P4B CAR-LMA-00-XX-DR-A-7950-P1
Compliance WalkUpFlat 2P1B CAR-LMA-00-XX-DR-A-7951-P1
Compliance WalkUpFlat 3P2B CAR-LMA-00-XX-DR-A-7952-P1
Compliance WalkUpFlat 3P2B Corner CAR-LMA-00-XX-DR-A-7953-P1
Compliance HouseType 4P2B CAR-LMA-00-XX-DR-A-7954-P1

1.1.3 Section 17 of the Planning (Wales) Act 2015 and the Town and Country Planning
(Development Management Procedure) (Wales) Order 2012 (DMPWO) as amended by the
2016 Order requires applicants to carry out pre-application consultation for major

development. This includes the erection of 10 or more dwellings and therefore, the proposal,

falls under this requirement. This Planning & Design & Access Statement has been published

for pre-application consultation purposes in accordance with the relevant regulations.

Caulmert Ltd
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1.2 Site Location and Surrounding Land Use

1.2.1 The application site comprises of two separate parcels of land; one at 91-92 West Parade, Rhyl
(referred to as site 1), and the other at 85-90 West Parade, Rhyl (referred to as site 2) which
are separated by Sandringham Ave. Site 1 is generally rectangular in shape and measures 0.45
hectares, site 2 is generally square in shape and measures 0.27 hectares. The application site
is located within the centre of Rhyl and is currently open space owned by Denbighshire County
Council and Welsh Government.

1.2.2 The application site lies within the development boundary for Rhyl and is also a housing
allocation in the adopted Denbighshire LDP.

1.2.3 The location of the site is shown on Figure 1 below together with Site Location Plan Ref
CAR-LMA-01-XX-DR-A-1000-P1.

Figure 1 — Site Location (Google Maps)

1.2.4 The application site is well related to the existing urban area in terms of its proximity to
community facilities and accessibility to surrounding bus links and road network.

Site Access

1.2.5 Itis proposed that vehicular access for Site 1 is off Sydenham Avenue, and for Site 2 is directly
off Sandringham Avenue.

Caulmert Ltd
5454.CAU.XX.XX.RP.T.9101.50.P0.0 3 November 2023
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1.2.6

1.2.7

1.2.8

1.2.9

1.2.10

1.2.11

1.2.12

1.2.13

1.2.14

1.2.15

Topography

The site topography indicates current land levels are generally between 5.4 and 7.0m AOD.
Site 1 generally falls in a southwestern direction, with the lowest point of the site being located
at the southwestern corner of the site. Site 2 generally falls in a southeastern direction, with
the lowest point of the site being located along the southeast boundary of the site.

Vegetation
The sites comprise of an area of open mown grassland. There are no trees or hedges on site.
Flood Risk

The site is largely located in Development Advice Map (DAM) Zone C1 with Natural Resources
Wales (NRW) defined this as “areas of the floodplain which are developed and served by
significant infrastructure, including flood defences”.

The Surrounding Area

The Sites are located along the western end of Rhyl Seafront, with Liverpool Bay approximately
75m to the north across a small strip of amenity grassland.

The northern boundary of both sites is formed by West Parade. To the east Site 1 is bounded
by Sandringham Avenue and No 1A and 1B Sandringham Avenue. To the south of site 1 is an
access road and rear amenity spaces of the residential properties on Marlborough Grove.
Sydenham Avenue forms the western boundary.

Site 2 is bound to the east by Mickey’s Lounge Bar (83-84 West Parade), to the south are the
rear gardens of North Avenue, Lake Avenue and 4 Sandringham Avenue. Sandringham Avenue
also forms the western boundary of Site 2.

Beyond the site boundaries to the north are the promenade and Liverpool Bay beyond. To the
east and south are established residential areas which comprise a variety of building types
including semi-detached and terrace housing along with apartments blocks. To the west is the
Cei Marina Retail Park comprising an Aldi supermarket, The Range, B&M, Farmfoods, Greggs
and Costa Coffee.

Landscape Designations

There are no landscape designations on the application site or within its immediate vicinity.
Environmental Designations

The site does not fall within any environmental designations.

Heritage Designations

There are no designated heritage as within the application site or within its immediate vicinity.

Caulmert Ltd
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1.2.16 Rhyl River Street Conservation, and the nearest listed buildings are some 150m to the north-
east of the site.

Caulmert Ltd
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2.0 DEVELOPMENT PROPOSALS

2.1.1 This application seeks full planning permission for the erection of 32 dwellings (including
affordable housing), construction of a new vehicular accesses, parking, landscaping and
associated works.

2.1.2 The development comprises the following mix:

Site 1
14 no. 7P4B Houses
6 no. 2P1B Apartments

Site 2

6 no. 7P4B Houses

2 no. 4P2B Houses

2 no. 3P2B Apartments
2 no. 2P1B Apartments

2.1.3 The proposed Site Layout Plans submitted with the application (plan ref CAR-LMA-01-XX-DR-
A-1030-P1 and CAR-LMA-01-XX-DR-A-1031-P1) demonstrates the proposed dwellings can be
adequately provided within the site, whilst respecting required standards including residential
amenity, together with the required infrastructure and landscaping.

2.1.4 Site 1 would be served via a new access to the site off Sydenham Avenue with additional
pedestrian access off West Parade. Site 2 would be served by a new access of Sandringham
Avenue with pedestrian access also off Sandringham Avenue and directly from West Parade.
The proposed access arrangements are detailed on the Proposed Site Layout Plans Ref CAR-
LMA-01-XX-DR-A-1030-P1 and CAR-LMA-01-XX-DR-A-1031-P1.

2.1.5 Car parking will be provided to the rear on each site with Site 1 comprising 41 spaces (including
5 visitor spaces) and Site 2 23 spaces (including 1 visitor space).

2.1.6 The proposed development will include provision for Affordable Dwellings as per the
Denbighshire LDP Policy.

Caulmert Ltd
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3.0 PLANNING HISTORY

3.1 Introduction

3.1.1 Anonline review of Denbighshire County Council’s planning records shows the following post-
1999 planning history for each site.

3.1.2 Sitel

Site 2

Planning Application 45/2001/0073 - Change of use from public house to family
entertainment centre — Granted 10/05/2001

Planning Application 45/2002/0324 - Erection of extension to amusement arcade and
erection of 2m high brick and railings means of enclosure — Granted 31/07/2002

Planning Application 45/2004/1494 - Development of 0.032 ha of land by the
demolition of existing building and erection of 12 no. 2 bedroomed self-contained
flats and associated parking and amenity areas (outline application) — Withdrawn
19/01/2005

Planning Application 45/2007/1244 - Continuation of use of land as builders
compound for temporary period of 12 months — Granted 29/11/2007

Planning Application 45/2016/0922 - Demolition of Nos 91-92 West Parade Rhyl and
the temporary reinstatement of the site, with a maintained grassed area and
perimeter timber bollards — Granted 13/10/2016

Planning Application 45/2017/0174 - Prior notification of proposed demolition of
'Breaks', the former entertainment and fun centre — Granted 21/03/2017

Planning Application 45/2009/0511 - Demolition of existing buildings and
development of 0.29 hectares of land by erection of flats (Outline application with all
matters reserved) — Granted 29/07/2009

Planning Application 45/2011/1483 - Demolition of 2 no. terraced properties — Prior
Approval Note Required 06/01/2012

Caulmert Ltd
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4.0

4.1

4.1.1

4.2

4.2.1

4.2.2

4.2.3

4.2.4

PLANNING POLICY CONTEXT
Introduction

Section 38 (6) of the Planning and Compulsory Purchase Act 2004, requires that a planning
application be determined in accordance with the Development Plan unless material
considerations indicate otherwise.

Planning Policy Wales - Edition 11

Planning Policy Wales (Edition 11, February 2021) provides the overarching policy context and
guidance for planning within Wales. It states that the primary objective is to “ensure that the
planning system contributes towards the delivery of sustainable development and improves
the social, economic, environmental and cultural well-being of Wales, as required by the
Planning (Wales) Act 2015, the Well-being of Future Generations (Wales) Act 2015 and other
key legislation and resultant duties such as the Socio-economic Duty. A well-functioning
planning system is fundamental for sustainable development and achieving sustainable
places.”

Chapter 1 ‘Introduction’ sets out seven well-being goals for a sustainable Wales:

o Aglobally responsible Wales;

e A prosperous Wales;

e A resilient Wales;

e A healthier Wales;

e A more equal Wales;

e A Wales of cohesive communities; and

e A Wales of vibrant culture and thriving Welsh Language.

The Well-being of Future Generation Act (Wales) places a duty on public bodies to carry out
sustainable development. The Act provides the following definition of sustainable
development in Wales:

“Sustainable development” means the process of improving the economic, social,
environmental and cultural well-being of Wales by taking action, in accordance with the
sustainable development principle, aimed at achieving the well-being goals. Acting in
accordance with the sustainable development principles means that a body must act in a
manner which seeks to ensure that the needs of the present are met without compromising
the ability of future generations to meet their own needs”.

Chapter 2 ‘People and Places: Achieving Well-being Through Placemaking’, at paragraph 2.13,
‘Key Planning Principles’ states:

“The plan led system underpins the delivery of sustainable places. To ensure all development
plans and decisions taken by the planning system work together to deliver sustainable places.
The 5 key Principles (see Figure 3) represent the guiding vision for all development plans,

Caulmert Ltd
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4.2.5

4.2.6

4.2.7

4.2.8

4.2.9

4.2.10

4.2.11

including the NDF.” “These principles will enable the goals and five ways of working set out in
the Well-being of Future Generations Act to be realised through land use planning.

Chapter 2 ‘People and Places: Achieving Well-being Through Placemaking’, at paragraph 2.15
states:

“National Sustainable placemaking outcomes should be used to inform the preparation of
development plans and the assessment of development proposals”.

National Sustainable placemaking outcomes are identified as:

e C(Creating and Sustaining Communities;

e Making best use of resources;

e Growing our economy in a sustainable manner;

e Maximising Environmental Protection and Limiting Environmental Impact;
e Facilitating Accessible and Healthy Environments.

Chapter 3, ‘Strategic and Spatial Choices’, at paragraph 3.3 states:

“Good design is fundamental to creating sustainable places where people want to live, work
and socialise. Design is not just about the architecture of a building, but the relationship
between all elements of the natural and built environment and between people and places”.

Paragraph 3.4 states;

“Design is an inclusive process, which can raise public aspirations, reinforce civic pride and
create a sense of place and help shape its future.”

Chapter 4, Active and Social Places, at paragraph 4.1 Transport states that:

“The planning system should enable people to access jobs and services through shorter, more
efficient and sustainable journeys, by walking, cycling and public transport. By influencing the
location, scale, density, mix of uses and design of new development, increases physical activity,
improves health and helps to tackle the causes of climate change and airborne pollution
by.....”:

e Enabling More Sustainable Travel;
e Network Management; and
e Demand Management”.

Paragraph 4.1.4 states that “Land use and transport planning must be integrated. The planning
system must ensure it enables integration:

e Within and between different types of transport;

e Between transport measures and land use planning;

e Between transport measures and policies to protect and improve the environment
;and

Caulmert Ltd
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4.2.12

4.2.13

4.2.14

4.2.15

4.2.16

4.2.17

4.2.18

e Between transport measures and policies for education, health, social inclusion and
wealth creation”.

Paragraph 4.1.9— ‘Sustainable Transport’ confirms that “The Welsh Government is committed
to reducing reliance on the private car and supporting a modal shift to walking, cycling and
public transport. It further states at 4.1.9 that “The planning system has a key role to play in
reducing the need to travel and supporting sustainable transport, by facilitating developments
which:

e Are sited in the right locations, where they can be easily accessed by sustainable
modes of travel and without the need for a car;

e Are designed in a way which integrates them with existing uses and neighbourhoods;
and

e Make it possible for all short journeys within and beyond the development to be easily
made by walking and cycling.”

Paragraph 4.2 — ‘Housing’, at paragraph 4.2.1 states that:

“Planning authorities must understand all aspects of the housing market in their areas, which
will include the requirement, supply and delivery of housing”.

Paragraph 4.2.16 states that:

“Planning authorities, land owners and house builders must work together constructively to
identify deliverable housing land in sustainable locations for development.”

Paragraph 4.2.25 — ‘Affordable Housing’ states that:

“A community’s need for affordable housing is a material planning consideration which must
be taken into account in formulating development plan policies and determining relevant
planning applications”.

Chapter 5, ‘Productive and Enterprising Places’, at paragraph 5.7.7 states;

“The benefits of renewable and low carbon energy, as part of the overall commitment to tackle
climate change and increase energy security, is of paramount importance”. The continued
extraction of fossil fuels will hinder progress towards achieving overall commitments to talking
climate change. The planning system should:

e .....facilitate the integration of sustainable building design principles in new
development;
e Optimize the location of new developments to allow for efficient use of resources,.....”

Chapter 5, paragraph 5.8, ‘Reduce Energy Demand and Use of Energy Efficiency’, at paragraph
5.8.1 states that:

Caulmert Ltd
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4.2.19

4.2.20

4.2.21

4.2.22

4.3

43.1

4.3.2

433

“The Planning system should support new development that has very high energy
performance, supports decarbonisation, tackles the causes of climate change, and adapts to
the current and future effects of climate change through the incorporation of effective
mitigation and adaption measures”.

Chapter 6 ‘Distinctive and Natural Places’, at paragraph 6.6.17, in relation to Sustainable
Drainage systems and Development, states that:

“New developments of more than one dwelling or where the area covered by construction
work equals or exceeds 100 square metres also require approval from the SuDS Approval Body
(SAB) before construction can commence”.

At paragraph 6.6.18, it also states that:

“The provision of SuDS must be considered as an integral part of the design of new
development and considered at the earliest possible stage when formulating proposals for new
development”.

With regards to car parking, paragraph 4.1.49 states;

“Car parking provision is a major influence on how people choose to travel and the pattern of
development. Where and how cars are parked can in turn be a major factor in the quality of a
place. Planning authorities must support schemes which keep parking levels down, especially
off street parking when well designed”.

Technical Advice Notes (TAN)

In addition to PPW11, a number of Technical Advice Notes (TANs) have been prepared by the
Welsh Government.

Technical Advice Note (TAN) 2: Planning and Affordable Housing (2006) provides practical
guidance on the role of the planning system in delivering affordable housing.

Section 6 Working together — the roles of local authorities, RSLs and private developers,
discusses and collaborative approach between local planning authorities, RSLs and private
developers. Paragraph 6.4 states:

“The key areas where local planning authorities, housing authorities, RSLs and private
developers should work together are:
e establishing housing requirements within the local housing market(s);
e setting targets for the provision of affordable housing through the planning system
(both authority-wide and site specific);
e monitoring changing housing requirements;
e updating planning and housing policies and affordable housing targets;
e identifying potential sites for affordable housing (including windfall sites and rural
exception sites);
e using planning conditions and planning obligations to secure affordable housing;
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e establishing an appropriate mix of housing types and tenures which will contribute to
the identified need for affordable housing and to the objective of achieving mixed and
sustainable communities;

e constructing and managing affordable housing;

e controlling occupancy to ensure that the affordable housing provided is occupied by
people falling within particular categories of need”.

Technical Advice Note (TAN) 15: Development and Flood Risk (2004) provides guidance
regarding flood risk and proposed development. A general approach of PPW, supported by
the TAN, is to advise caution in respect of new development in areas at high risk of flooding
by setting out a precautionary framework to guide planning decisions.

“The overarching aim of the precautionary framework is, in order of preference, to;

e Direct new development away from those areas which are at high risk of flooding.

e Where development has to be considered in high risk areas (zone C) only those
developments which can be justified on the basis of the tests outlined in section 6 and
section 7 are located within such areas.

Local Planning Policy

Development proposals should be determined in accordance with the Development Plan
unless material considerations indicate otherwise, in accordance with section 38(6) of the
Planning and Compulsory Purchase Act 2004.

The Statutory Development Plan relevant to the proposal is Denbighshire County Council’s
Local Development Plan (LDP, 2006-2021).

Denbighshire County Council Local Development Plan 2006-2021

The Denbighshire County Council Local Development Plan 2006-2021 (LDP) was adopted on
4™ June 2013. LDP policies most relevant to the proposal are summarized below.

The site is located within the development boundary of Rhyl (LDP Policy RD1) wherein
development proposals are supported subject to compliance with specified criteria. The
application site has also been allocated for residential development, with reference to LDP
Policy BSC1. Policy BSC1 envisages that the Corner of Sydenham Avenue and West Parade and
85-90 West Parade will deliver 12 and 20 dwellings respectively. Therefore. the principle of
residential development at the site has firmly been established.

Policy RD1 requires a minimum density of 35 dwellings per hectare.

Policy RD5 The Welsh Language and the Social and Cultural Fabric of Communities. In
determining all planning applications, the needs and interests of the Welsh language will be
taken into account. A more detailed assessment in the form of a Community and Linguistic
Assessment of 20 residential units or more will normally be expected.
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4.5.5 Policy BSC3 Securing Infrastructure Contributions from Development expects development to
contribute to the provision of infrastructure to meet the additional social, economic, physical
and/or environmental infrastructure requirements arising from the development and
identifies the Councils priorities depending on the nature and location of development as
being: affordable housing; recreation and open space; sustainable, transport facilities; and
regeneration.

45.6 Policy BSC4 Affordable Housing encourages affordable housing and states that ‘all
developments of 3 or more residential units are expected to provide a minimum of 10%
affordable housing’ on site.

4.5.7 Policy PSE 1 North Wales Coast Strategic Regeneration Area identifies the types of proposals
the Council will support within the North Wales Coast Strategic Regeneration Area, one of
which is proposals which provide new family residential accommodation.

4.5.8 Policy VOE1 Key Areas of Importance seeks to protect statutory designated sites for nature
conservation, local areas designated or identified because of their natural landscape or
biodiversity value, sites of built heritage and historic landscape parks and gardens from
development that would adversely affect them. Development proposals should maintain and,
wherever possible, enhance these areas for their characteristics, local distinctiveness, and
value to local communities in Denbighshire.

4.5.9 Policy VOE 5 Conservation of Natural Resources requires development proposals that may
have an impact on protected species or designated sites of nature conservation to be
supported by a biodiversity statement.

4.5.10 Policy VOE 6 Water Management requires all development to incorporate water conservation
measures where practical and requires major development to be accompanied by a Water
Conservation Statement. All development is required to eliminate or reduce surface water
run-off from the site, where practicable, and the run-off rates from the site should maintain
or reduce pre-development rates.

4.5.11 Policy ASA 3 Parking Standards (provide appropriate parking spaces for cars and bicycles). The
parking standards for the site (which lies in parking zone 1) as set out within the
Supplementary Planning Guidance Note: Parking Requirements in New Developments provide
are as follows:

e Residents - 1 space per bedroom (max requirement 3 spaces)
e Visitors - 1 space per 5 units

4.6 Replacement Local Development Plan

4.6.1 Denbighshire are in the process of producing a replacement LDP for which most recently a
preferred strategy has been consulted upon. As the replacement LDP is at an early stage of
the plan making process, limited weight can only be afforded to the preferred strategy.
Nonetheless, the preferred strategy sets out the Council’s initial intention to accommodate
growth in serviced settlements, which would include settlements such as Rhyl.
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4.7 Supplementary planning guidance documents (SPGs)

Affordable Housing SPG May 2014

4.7.1 The Affordable Housing SPG provides further advice and guidance on how affordable housing
is to be delivered on new residential schemes submitted via the planning system. It
supplements, amongst others, adopted Denbighshire LDP policies BSC 4 (‘Affordable
housing’).

4.7.2 lts states that the mechanism for securing affordable housing will normally be a legal
agreement between the Council and developer, or through an appropriate planning condition.
As stated in policy BSC 4, the provision of affordable housing will be expected to be made on-
site as part of the proposed development, where the relevant threshold is met.

Parking Requirements In New Developments SPG October 2014

4.7.3 For the purposes of the SPG the site is located within Parking Zone 1 where the following
parking standards for residential development are required:

Type of Development Residents Visitors

Houses 1 space per bedroom (maximum | 1 space per 5 units
requirement 3 spaces)

Apartments 1 space per bedroom (maximum | 1 space per 5 units
requirement 3 spaces

Planning and the Welsh language SPG March 2014

4.7.4 This SPG provides further advice and guidance on how the Welsh language is to be considered
on new development proposals submitted via the planning system. It supplements adopted
Denbighshire Local Development Plan policy RD5 - “The Welsh language and the social and
cultural fabric of communities”.

Planning for Community Safety SPG March 2017

4.7.5 This SPG supports LDP policy RD 1 (‘Sustainable development and good standard design’). This
policy applies to all development proposals and states that development must “Take account
of personal and community safety and security in the design and layout of development and
public/private spaces and has regard to implications for crime and disorder”.

4.7.6 It states that the principles of planning for community safety should be considered as part of
the design stage and should be applied to all development types (e.g. residential, commercial,
retail, community facilities etc.).
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4.7.7 The design principles set out in the SPG are based on the UK-wide police initiative ‘Secured by
Design’, which aims to improve community safety through good design and has published
detailed design guidance for those involved in the design process.

Residential Development SPG October 2016

4.7.8 The Residential Development SPG amplifying the LDP policies in a format which aims to guide
the process, design and quality of new development.

4.7.9 The SPG sets out a number of considerations in respect of new residential development, these
are:

e Site & Context Analysis;

e Landscape;

e Open Space;

e Accessibility;

e Built form;

e Housing density;

e Mix of houses and tenure;

e Private Outdoor Space or Garden; and

e Community safety and crime prevention.

Residential Development Design Guide SPG March 2005

4.7.10 The SPG is designed as a practical tool to be used by local planning authorities as
supplementary planning guidance to meet the requirements of PPW and convey the design
implications of TAN 12 to anyone proposing new residential development in excess of 1
dwelling. It is a requirement of PPW and TAN 12 that applications for planning permission are
accompanied by a 'design statement'. This document therefore also clarifies the issues a
design statement for new residential development should address.

4.7.11 The SPG seeks to establish a common design language for residential development in Wales,
clarifying the fundamental design issues and how to address them by:

e describing the key objectives of residential design and providing guidance on how they
may be achieved;

e describing the design process which should be followed to adequately address each
objective;

e providing information on how to submit a planning application to demonstrate how
the requirement of good design has been addressed;

e clarifying how proposals will be appraised on design grounds; and,

e providing case study examples which illustrate how many of the principles have been
achieved in recent developments in Wales.
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Residential Space Standards SPG November 2013

4.7.12 The aim of the SPG is to articulate to potential applicants the minimum standards the Council
believes should be met in order for developments to achieve the good and inclusive design
required by national and local policy..

4.7.13 The minimum floor space standards are set out at Paragraph 5.2 and are as follows:

Property Size Minimum Gross Internal Area (GIA) in

Square metres to the nearest metre

1 bed 50
2 bed 65
3 bed 80
4 bed and more 100
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5.0 PLANNING CONSIDERATIONS
5.1 The Principle of Development

5.1.1 Thesite is allocated for housing and lies within the settlement boundary of Rhyl as defined by
the Denbighshire County Council Local Development Plan (2006 — 2021).

5.1.2 Rhylis identified as a Lower Growth Town within the spatial strategy of the LDP, these towns
function as regional and/or local service centres with wide rural hinterlands and will
collectively make an important contribution to the overall housing and employment
requirements of the County. Development boundaries have been drawn for each town and
the proposals maps show housing, employment and retail allocations as appropriate.

5.1.3 LDP Policy BSC1 identifies the sites as new residential allocations (85 - 90 West Parade and
Corner of Sydenham Avenue and West Parade) which will contribute towards the County’s
need of 7,500 new homes.

5.1.4 As the site lies within the development boundary and is allocated for housing, the proposal
for a residential scheme is considered acceptable in principle subject to meeting other LDP
policy requirements.

5.1.5 With regards to affordable housing, Policy BSC 4 requires a minimum of 10% affordable
housing provision within the development, which equates to 4 no. residential units. It is
proposed that provision of affordable housing will be made within the development, and
therefore the proposed development satisfies this requirement.

5.1.6 Thesite is sustainably located within the Lower Growth Town of Rhyl and therefore has access
to shops, services and facilities, along with sustainable transport infrastructure.

5.1.7 Sustainable development is defined in Planning Policy Wales as having three dimensions;
economic, social and environmental. The proposal would clearly have economic benefits,
through the provision of jobs during the construction phase and new housing close to existing
employment opportunities.

5.1.8 In social terms, a portion of the scheme would provide additional market and affordable
housing. In environmental terms, the scheme would not give rise to any adverse impacts on
the natural, built and historic environment. As such, the development of the site for housing
constitutes sustainable development under PPW.

5.2 Ecology

5.2.1 Preliminary Ecological Appraisals (PEA) have been prepared for both sites by Enfys Ecology Ltd
and submitted in support of this application.

5.2.2 Neither site impacts on any designated sites, although Liverpool Bay SPA is within 1km of the
site.
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In respect of Site 1 the habitats affected are semi-improved neutral amenity grassland;
amenity grassland (improved) tall ruderal vegetation; bare ground; and walls. There is a risk
of impacts on nesting and foraging birds and reptiles.

Although the habitats on Site 1 have some ecological value they are not of high biodiversity
value and can be compensated for. Any species impacts are likely to be minimal and can be
mitigated for.

Site 2 comprises semi-improved neutral grassland; hardstanding; and walls. Two areas of
vegetation were not assessed as they are not accessible. There is also a risk to nesting and
foraging birds and reptiles.

In regard to Site 2 it is considered that the loss of the semi-improved grassland can be
compensated for with sufficient compensatory measures.

The PEA proposes mitigation measures for birds and reptiles, with measures for compensation
and enhancement to be confirmed in a future Landscape and Ecology Plan.

Traffic and Access

The application is supported by Transport Statements prepared by Cadarn Consulting
Engineers Ltd.

Permission is sought for a new accesses to the sites Site 1 would be served via a new access
to the site off Sydenham Avenue with additional pedestrian access off West Parade. Site 2
would be served by a new access of Sandringham Avenue with pedestrian access also off
Sandringham Avenue and directly from West Parade. The proposed access arrangements are
detailed on the Proposed Site Layout Plans Ref CAR-LMA-01-XX-DR-A-1030-P1 and CAR-LMA-
01-XX-DR-A-1031-P1.

The proposed development relates well to its surroundings, encouraging walking, cycling and
the use of public transport.

The nearest bus stop is some 150m to the north east of the site on West Parade, this bus stop
serves route 54 and further bus stops are located on Ffordd Wellington some 250m to the
south east, this provides access to services 12, X12, 45, 46 and 54.

Rhyl railway station is located 1.1km to the east of the site.

Rhyl high street is located less than 1km to the north east of the site and to the south west is
the Cei Marina Retail Park which includes an Aldi supermarket, The Range, B&M, Farmfoods,
Greggs and Costa Coffee.

As a result of the above, the proposed development accords with LDP Policy RD 1 which aims
to increase accessibility to public transport whilst reducing the environmental impact of
developments together with promoting the most sustainable and environmentally acceptable
modes of transport.
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The proposed development will provide safe and appropriate provision for access and egress
by pedestrians, cyclists and vehicular traffic. The submitted Proposed Site Layout Plans (Ref
CAR-LMA-01-XX-DR-A-1030-P1 and CAR-LMA-01-XX-DR-A-1031-P1) show that it would be
possible to allow for parking and manoeuvring space within the development.

It is acknowledged that Site 1 provides 41 no. parking spaces (36 no. residential, 5 no. visitors)
and this is below the Councils requirement of 48 no. parking spaces.

Similarly, Site 2 only provides 23 no parking spaces (22 no. residential, 1 no. visitors) rather
than the required 28 no. parking spaces.

However, Para 6.03 of adopted SPG ‘Parking Requirements in New Developments’ states
“Every development proposal has to be determined on its own merit including local
circumstances such as, public transport and existing parking provisions. LDP policy ASA3
wording already reflects this approach. However, if applicants wish to deviate from the parking
standards as set out in this document, because the transport assessment indicates so, they are
expected to fully justify their approach in the Design and Access Statement”.

It is considered in this case that a reduction in parking compared to the adopted standards is
justified on the basis of the sites being located within a sustainable location with good
accessibility to public transport and amenities and the availability of unrestricted on street
parking nearby.

To summarise, the proposed development is considered acceptable in traffic and access terms
and complies with the relevant policies of the Denbighshire LDP.

Drainage

The application is supported by Drainage Strategies in respect of both sites, prepared by
Cadarn Consulting Engineers Ltd.

The reports aim to provide a suitable drainage strategy for the discharge of surface water and
foul effluent generated by the proposed development and are prepared in compliance with
the relevant legislation of TAN 15, CIRIA C753 ‘The SuDS Manual’ and Approved Document H
of the Building Regulations 2010.

Surface Water

The disposal of surface water has been designed in strict accordance with the provision of TAN
15, the Flood and Water Management Act 2010 and other best practice documents, such as
CIRIA C753 ‘SuDS Manual’ 2015.

In accordance with the SuDS Manual 2015, surface water should be managed and discharged
from a new development in line with the following hierarchy:

e  Priority level 1: Re-use of water;
e Priority level 2: Infiltration into ground;
e Priority level 3: Discharge to a water body;
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e Priority level 4: Discharge to a surface water run-off drain; and
e Priority level 5: Discharge to a combined surface water run-off and foul drain.

In regard to Sites 1 & 2, in order to partly satisfy Priority level 1, it is proposed to provide above
ground water butts. These water butts will be connected to a single rainwater downpipe
situated at the rear of each property. This strategic implementation aims to empower the
development's residents with the means to utilise collected rainwater for purposes such as
irrigating plants and maintaining the rear garden areas.

Infiltration testing has been undertaken on Sites 1 & 2 as part of the geo-environmental site
investigation report, the result of this concludes that the infiltration characteristics of the site
are not suitable for the use of infiltration systems. As a result, achieving Priority Level 2 is not
feasible based on the current site conditions.

There are no land drainage features, watercourses or bodies of water located within proximity
of Sites 1 & 2. Therefore, given these circumstances, compliance with Priority level 3 is
unattainable.

Desktop studies of DCWW apparatus maps have not identified any surface water run-off
drains located within proximity of Sites 1 & 2. This was also the case when on site walkarounds
were undertaken to identify any nearby drainage. Therefore, it is not possible to satisfy the
requirements of Priority Level 4.

Therefore, in order to comply with the standards, set out within the SuDS Manual 2015, it is
proposed to discharge surface water from both Sites 1 & 2 into a combined foul and surface
water drain located to the south/southeast of the site of the proposed development, as a
result achieving Priority Level 5.

Based upon existing site information and the details of the proposed development, an
assessment of the site run-off has been undertaken utilising the ‘Flow’ hydraulic modelling
package. This has enabled the existing greenfield run-off flows to be assessed and quantified,
in accordance with IHR 124.

In regard to Site 1 the Greenfield run-off rates for different return periods is as follows:

Reference 1in1 Year 1in 30 Year 1in 100 Year

Greenfield Rate 1.81/s 3.811/s 461/s

In regard to Site 2 the Greenfield run-off rates for different return periods is as follows:
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Reference 1in1 Year 1in 30 Year 1in 100 Year

Greenfield Rate 1.11/s 2.51/s 3.11/s

For both Sites 1 & 2 surface water run-off generated from all proposed hardstanding areas for
the 1 in 100-year return period plus an allowance of 30% for climate change is to be
attenuated onsite within an above ground basin and the below ground piped drainage
network.

Foul Water

Design of the foul sewers included within the proposal has been carried out in accordance
with BS EN 12056 Part 2, Approved Document H of the Building Regulations 2010 and other
best practice documents, such as the ‘Sewers for Adoption’ 7th edition. In accordance with
Approved Document H, the preference in terms of the priority for discharging foul effluent is
to discharge into a public foul sewerage system.

There is an existing @225mm Vitrified Clay gravity combined sewer located within proximity
of both Sites 1 & 2 and once confirmation is received of the extent and condition of these
sewers, this will be the proposed points of connection.

Flood Risk

A Flood Consequence Assessment (FCA) has been undertaken in respect of Sites 1 & 2 by
Cadarn Consulting Engineers Ltd.

The FCA has been prepared for the purpose of satisfying the planning requirements for the
proposed development in relation to flooding consequences; namely Planning Policy Wales
and Technical Advice Note 15: Development and Floor Risk (TAN 15).

The TAN15 Development Advice Map (DAM) indicates that the development lies in zone C1
‘Areas of the floodplain which are developed and served by significant infrastructure including
flood defences’.

The FCA concludes that the development:

e Is considered to be at low risk of tidal flooding in the future and the development does
benefit from flood defences.

e Could be at risk of flooding from sewers and drains and is considered at low or negligible
risk of groundwater flooding.

e Isnot considered to be at risk of flooding from rivers (present day or in the future), surface
water and small watercourses (present day or in the future), canal or reservoir flooding.

The FCA recommends the following to mitigate and manage the consequences of flooding:

Caulmert Ltd
5454.CAU.XX.XX.RP.T.9101.50.P0.0 21 November 2023



Land at West Parade, Sydenham Avenue and

Clwyd Alyn Housing Association Sandringham Avenue, Rhyl

Planning and Design & Access Statement

5.6

5.6.1

5.6.2

5.6.3

5.6.4

5.6.5

5.6.6

5.7

57.1

e Occupants of the development should be encouraged to detail the actions to be taken
in the event of a forecast or actual flood in a Flood Management Plan (FMP).

e During proposed construction works, the appointed contractor will prepare and
implement a Construction Environmental Management Plan (CEMP), which should
include a list of recommended actions to be taken in the event of a forecast or actual
flood.

e Nearby roads are also at risk of flooding and as such, it is acknowledged that the access
road may not be operational under all conditions either during construction or when
the development is occupied and in use. It is therefore recommended that anybody
present at the development should evacuate the area upon receipt of a flood warning,
and before flooding occurs.

e However, the layout design of the development, with ground floor access within short
distance to Sandringham Avenue or West Parade and all buildings being multi-storey,
will ensure that occupiers can move to higher floors, and will have the facility for rapid
movement of possessions to areas away from the floodwaters.

e The finished floor levels should be set at a minimum of 7.09m AOD, or with freeboard
(not mandatory but recommended) at a minimum of 7.39m AOD.

Design, Safety and Residential Amenity

Denbighshire LDP Policy RD1 considers sustainable development and good design standards
relates to building design and covers amongst other criteria; character, form and design.

The site layout has been developed following a detailed analysis of the site and the local
context whilst taking into consideration the national and local requirements for residential
developments.

In terms of design of the buildings, the dwellings have been designed to be sympathetic to the
surrounding residential buildings through scale, massing, materials and design features.

In terms of materials, Denbighshire LDP Policy RD1 states that: ‘All new developments must
enhance and respect their surroundings and contribute to the local identity. Developments
must be of the appropriate scale, design and materials for their location.

In response to the above policy the scheme has been carefully crafted to create a high quality
contemporary development whilst retaining the character of the local area.

As such the proposed development would full comply with the development plan policies
within the Denbighshire LDP.

Ground Conditions

The application is supported by a desk study and intrusive ground investigation report
prepared by Cadarn Consulting Engineers Ltd.
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5.7.2 The report summarises the Phase | & Il site investigation works undertaken for the proposed
development to determine any issues which may affect the design and construction of the
dwellings proposed for this development.

5.7.3 The report identifies that the site has had previous developments on it prior, being a mix of
housing and commercial buildings. Therefore, the site will potentially contain contaminants
and will require a thorough ground investigation including laboratory chemical analysis to
determine if there are any contaminants.

5.7.4 The Phase 1 report concludes that in accordance with BS 5930 and forming compliance of the
stage 1 desktop study, in order to fully understand and quantify those potential risks
identified, the following intrusive and further investigations are recommended:

e Trial pitting on site to relatively shallow depth to determine the extent of any
imported fill and/or the natural strata.

e Gather bulk samples from trial pitting tubes from window samples for physical and
chemical testing of the ground.

e Undertake porosity testing in accordance with BRE digest 365.

e Carry out Dynamic Probe testing.

5.7.5 Subsequently an intrusive onsite investigation was carried out on 25th May 2023, and
comprised of:

e Visualinspection of all boundaries and structures which abut the boundary of the site.

e Four machine excavated trial pit to a maximum depth of 2.1m carried out at Site 1.
And 2 trial pits to a maximum depth of 2.2m carried out at Site 2.

e Samples were gathered from the excavated trial pits for testing.

e Porosity testing within 2 of the trial pits at site 1 and 1 at site 2 were carried out.

e Window samples were taken at multiple location ranging depths of 0.5 — 4.5m for
laboratory testing.

5.7.6 The potential contamination of the site was reviewed during the desk study and found to be
medium risk, due to its previous use. However onsite testing confirmed that there are levels
of Lead and Mercury exceeding the guidance levels of contamination. Therefore, appropriate
guidance should be sought through Environmental Agency to follow appropriate regulation
guidelines.

5.8 Impact on Welsh Language

5.8.1 This application is supported by a Community and Linguistic Impact Assessment prepared by
Caulmert Ltd.

5.8.2 This concludes that the proposed development would have an overall positive impact on the
community and Welsh language. Whilst the proportion of Welsh speakers in Rhyl is relatively
low, the proposed development will allow for the retention of existing Welsh speakers within
the community through the provision of additional housing stock. The 4 no. affordable
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dwellings will be offered to local people who are likely to be already living in Rhyl, and the
future occupants of these affordable dwellings will retain the ability to speak Welsh within the
area. Whilst the occupiers of the other 28 no. open market dwellings is less certain, they will
be priced for the local market and marketed locally. Furthermore, results of Denbighshire’s
latest housing survey indicates that it is likely that a high proportion of these residents are
likely to come from within Denbighshire or from elsewhere in Wales.

The proposed development will deliver high quality, sustainable dwellings close to
employment and education opportunities and other local facilities and in addition will deliver
economic benefits and improvements to the general amenity of the area.

As the proposed development is unlikely to have any negative impacts on Welsh language,
mitigation measures are not considered to be necessary.

In order to maximise the benefits of the scheme in terms of the Welsh Language, it is proposed
that bilingual signage and place names are used.

The proposed development is considered to be in accordance with LDP Policy RD5 ‘The Welsh
Language and the Social and Cultural fabric of communities’ as well as the Planning and the
adopted Planning and the Welsh Language SPG.

Pre Application Consultation

The proposed development constitutes major development and, therefore, falls within the
requirement for pre-application consultation in accordance with the provisions of Section 612
of the Town and Country Planning Act 1990, as amended (“the Act”), and the Town and
Country Planning (Development Management Procedure) (Wales) Order 2012, as amended
(DMPWO).

This Planning and Design & Access Statement constitutes to the supporting planning
documents which have been produced for the Pre-Application Consultation exercise which
commenced 30" November 2023 and will conclude 8" January 2024.

Once the Pre-Application Consultation has concluded, a Pre-Application Consultation Report
will be produced to support the submission of a planning application in due course.
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DESIGN AND ACCESS

Introduction

The following Section of this report provides details the application proposals.
Use

The application seeks permission for the erection of 32 dwellings (including affordable
housing), construction of a new vehicular accesses, parking, landscaping and associated works
on land at West Parade, Sydenham Avenue and Sandringham Avenue, Rhyl.

Amount

The development comprises a total of 32 dwellings.
Housing Mix, Density and Floorspace

The proposed development will comprise the following mix:

Site 1
14 no. 7P4B Houses
6 no. 2P1B Apartments

Site 2

6 no. 7P4B Houses

2 no. 4P2B Houses

2 no. 3P2B Apartments
2 no. 2P1B Apartments

The net density of the scheme is 44 dwellings per hectare and the total residential floorspace
is 3,611 m?.

Scale and Massing

The proposed dwellings will comprise both 3 storey properties (Buildings A, B & E) along with
2 storey properties (Buildings C, D and F).

The proposed massing of the dwellings is considered to be in keeping with the prevailing
character of the surrounding area.

Layout

The proposed layout is shown on submitted drawings CAR-LMA-01-XX-DR-A-1030-P1 and
CAR-LMA-01-XX-DR-A-1031-P1.
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6.6.2

6.7

6.7.1

6.8

6.8.1

6.9

6.9.1

6.9.2

The layout has been designed to provide efficient use of the land and respects the Council’s
required separation distances and has sought to avoid any issues of overlooking/loss of
privacy consistent with the Council’s spacing standards.

Materials and House Types

A full pack of detailed house type drawings is submitted in support of the application, this
includes elevations, floor plans and materials.

Landscaping

Details of the proposed landscaping on shown on the submitted Site Plan Proposed (CAR-LMA-
01-XX-DR-A-1030-P1 and CAR-LMA-01-XX-DR-A-1031-P1) and comprises ground cover
landscaping, plating and short mown grass.

Access

Access to Site 1 is proposed directly off Sydenham Avenue and for Site 2 off Sandringham
Avenue. Both accesses are a simple priority-controlled T-junction designed to typical
residential standards.

Site 1 would be served via a new access to the site off Sydenham Avenue with additional
pedestrian access off West Parade. Site 2 would be served by a new access of Sandringham
Avenue with pedestrian access also off Sandringham Avenue and directly from West Parade.
The proposed access arrangements are detailed on the Proposed Site Layout Plans Ref CAR-
LMA-01-XX-DR-A-1030-P1 and CAR-LMA-01-XX-DR-A-1031-P1.
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7.0 CONCLUSIONS

7.1.1 The combined effect of Section 38(6) of the Planning and Compulsory Purchase Act 2004 and
Section 70(2) of the Town and Country Planning Act 1990 is that a planning application should
be determined in accordance with the Development Plan unless material considerations
indicate otherwise.

7.1.2 Inthis case the development plan for Rhyl comprises, Denbighshire Local Development Plan.

7.1.3 This application seeks full planning permission from Denbighshire County Council for the
proposed erection of 32 dwellings (including affordable housing), construction of a new
vehicular accesses, parking, landscaping and associated works on land at West Parade,
Sydenham Avenue and Sandringham Avenue, Rhyl.

7.1.4 The proposed site layout plans submitted with the application (Ref CAR-LMA-01-XX-DR-A-
1030-P1 and CAR-LMA-01-XX-DR-A-1031-P1) demonstrate that the proposed development
can be adequately provided within the site, whilst respecting required standards including
residential amenity, together with the required infrastructure.

7.1.5 The application site is allocated within the LDP for housing and falls within the development
boundary of Rhyl, which is defined as a Lower Growth Town within the LDP, and therefore
expected to contribute to meeting the identified local housing need of the area.

7.1.6 As discussed in the sections above it is considered that the proposal represents a positive
contribution towards sustainable development within Rhyl and an opportunity to contribute
to the market housing needs of the area, including the provision of 4 no. affordable houses.

7.1.7 The proposed development accords with the key principles of Planning Policy Wales as well as
local policies in the adopted Local Development Plan.

7.1.8 The planning balance therefore falls firmly in favour of the proposed development and as such
it is considered that there are no overriding reasons why planning permission for the proposed
development should be withheld.

Caulmert Ltd
5454.CAU.XX.XX.RP.T.9101.50.P0.0 27 November 2023



Caulmert

engineering environmental planning

Registered Office: InTec, Parc Menai, Bangor, Gwynedd, LL57 4FG
Tel: 01248 672666

Email: contact@caulmert.com

Web: www.caulmert.com




