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1. Introduction 
This Planning Policy Statement is provided in support of an outline application for the erection of six self contained visitor accommodation units on land to the west of the Boat Inn Erbistock Wrexham . This policy statement should be read alongside a number of other supporting documents submitted with this application. 
2. Site and local context 
The site lies outside of settlement limits in the open countryside to the west of  ‘The Boat’ Inn, which is listed as a 17th Century building with 19th Century re-modelling and is located within the designated Erbistock Conservation Area. The continued use of ‘The Boat’ Inn over the centuries as a meeting place adds an element of stability and permanence to the area. It is this use which provides a certain ambience, transforming the area from a quiet backwater on weekdays, to a popular location for visitors at the weekend[footnoteRef:1]. The adjacent open fields are important in retaining views of the valley and the River Dee. They can be crossed by a public footpath running alongside the riverbank. A wooden post and rail fence marks the southern boundary of the car park once again reflecting the rural character of the
area. [1:  https://www.wrexham.gov.uk/sites/default/files/2020-09/erbistock-cons-area-assessment.pdf] 

The site lies within a designated Special Landscape Area[footnoteRef:2], in the latest Special Landscape Area (SLA) Review (2017), SLA 004: Lower Dee Floodplain (BSA 3: Dee Valley), where priority will be given to the conservation and enhancement of the landscape. It states that the designation of a SLA does not preclude development but any proposals must demonstrate that they have been designed to respect the valued characteristics of the recognised landscape as well as being in accordance with other policies of the adopted Local Development Plan 2013-2028. [2:  EBNBO3 Special Landscape Area (SLA) Review 2017 https://wrexham-consult.objective.co.uk/file/5112502] 

It goes on to state, development, other than for agriculture, small-scale farm-based and other rural enterprises, and essential operational development by utility service providers, will be strictly controlled. Proposed development will be required to conform to a high standard of design and landscaping, and special attention will be paid to minimising its visual impact both from nearby and distant viewpoints.
The River Dee at Erbistock is designated as a Site of Special Scientific Interest (SSSI) and the site lies within the buffer zone for the SSSI and partly lies within a C1 Flood Zone and a Special Area of Conservation (SAC). See Local Development Plan Constraints Map No 17.[footnoteRef:3] [3:  https://wrexham-consult.objective.co.uk/portal/adopted_wrexham_local_development_plan

. 
] 


3. Planning History 
There does not appear to be any planning history for this site

4 Planning Policy Context  
National Planning Policy:  

Future Wales the National Plan  2040 

Policy 20 identifies Wrexham and Deeside as a National Growth Area 

Planning Policy Wales (Edition 11) February 2021 

Planning Policy Wales (Edition 11) February 2021 at paragraph 1.22 states that: 
“Up-to-date development plans are the basis of the planning system and set the 
context for rational and consistent decision making … Planning applications must be 
determined in accordance with the adopted plan, unless material considerations 
indicate otherwise” .

This legislation secures a presumption in favour of sustainable development in 
accordance with the development plan unless material considerations indicate otherwise to 
ensure that social, economic, cultural and environmental issues are balanced and 
integrated.

Technical Advice Notes (TANs): 
· TAN 5 Nature Conservation and Planning 
· TAN6 Planning for Sustainable Rural Communities,
· TAN12 Design
· TAN18 Transport
· TAN 24 The Historic Environment 


Wrexham Local Development Plan 2013-2028 

The Wrexham LDP was adopted by the Council on 20 December 2023 and covers the period 2013 to 2028.

The following key policies cover the Erbistock Proposal Map  and also the Erbistock  Constraints Maps. 

The Proposals Maps No 17  https://wrexham-consult.objective.co.uk/file/6264601

· TAN 15 Flood Zone C1 Policy DM1 (partly within)
· Special Landscape Area Policies NE5 SP14 
· Conservation Area Policy SP15 (site lies adjacent to the Erbistock Conservation Area)
· Local Designated Site of Nature Conservation of Geographical Importance NE2 
· Sand and Gravel Safeguarding Area Policies SP16 MW1.

The Constraints Map No 17 Mapiau Cyfyngiadau 7-29 Constraints Maps 7-21 (5).pdf
· Special Conservation Area SAC  Policy NE1 SP15. 
· Conservation Area SP15 
· Local Designated Site of Nature Conservation and Geological Importance NE2 
· TAN15 Flood Zone C1 DM1 (partly within)
· Site of Special Scientific Interest Policies SP15 NE1

One of the key issues identified in the Wrexham Local Development Plan is that “there are opportunities to promote tourism, recreation and leisure related development but these need to be balanced against environmental and heritage constraints”.

Strategic Objective SO2: Supports a vibrant, diverse and competitive local economy that
provides a range of job opportunities and enable new and existing businesses
to grow in Wrexham County Borough …..This objective will be achieved by 
“Improving the economy in rural areas by supporting the development of rural enterprise, diversification of the rural economy, sustainable tourism, broadband connectivity, and rural enterprises”. and
“Recognising the contribution that the County Borough’s Green Infrastructure
and built and cultural heritage assets make in supporting economic
development and wellbeing”.

Policy SP2: New development is directed to the defined settlement limits and employment areas as identified on the Proposals Map.

Policy SP14: Natural Environment states that Development will only be permitted where it seeks to protect, conserve and enhance the natural environment. The River Dee at Erbistock is designated as a Site of Special Scientific Interest (SSSI) and the site lies within the buffer zone for the SSSI.

Policy SP15: Historic and Cultural Environment states that development will only be supported where it conserves, protects, preserves or enhances the following cultural and historic assets of the County Borough and their setting. The site lies adjacent to the Erbistock Conservation Area therefore the proposal would also need to be viewed in terms of its impact on the historical importance of this area.
 
Policy DM1: Development Management Considerations  of particularly importance to this application is  the requirement not to increase the risk of flooding but make adequate provision for sustainably dealing with foul and surface water drainage and not result in an unacceptable impact upon the water environment;

Policy EM5: Policy EM5: Visitor Accommodation Outside Settlement Limits, supports a range of visitor accommodation in the countryside. 

Criteria iv of the policy states that exceptionally new development that forms an integral part of an established and viable tourism or recreation facility provided that:

a) The visitor accommodation development is clearly subsidiary in scale to the
tourist/rural recreation site; and

b) The development is of a high standard of design and does not represent a
significant or harmful intrusion into the rural landscape

Policy NE2: Local Designations for Nature Conservation and Geological
Importance states where development is proposed which may have an effect on a locally
designated site, sufficient information will be required from all applicants to
enable a full assessment of the proposals to be carried out. 

Policy NE5: Special Landscape Areas (SLA) states within SLAs, development will only be permitted where proposals include measures to protect and enhance the character and quality of the particular landscape features  for which the SLA has been designated having regard to

a) The impact, including cumulative impact, of the proposed development on the
key features, landscape character and quality of the SLA; and
b) The ability of the development to provide appropriate mitigation and
enhancement measure.

However, the designation of a SLA does not preclude development but any proposals must demonstrate that they have been designed to respect the valued characteristics of the recognised landscape as well as being in accordance with other Policies of this Plan

Policy NE6: Waste Water Treatment and River Water Quality requires that all new development will only be permitted where there is no adverse effect on the
integrity of the River Dee and Bala Lake SAC in particular through the treatment of
waste water. To ensure no adverse effect on the integrity of the River Dee and Bala Lake SAC, development creating waste water discharges will be required to demonstrate there
is no increase in phosphorus levels in the SAC.

5. Other Material Considerations 
Draft Wrexham County Borough Destination Management Plan 2023-2026 Appendix A.pdf (wrexham.gov.uk)

This draft  Destination Management Plan (DMP) 2023-2026, is designed to support Wrexham’s tourism & hospitality sector continue its post-COVID recovery and align tourism delivery within the Council’s current Placemaking work to ensure that the sector is supported and represented in key regeneration projects over the next 3-4 years. The DMP is a partnership document but one where the Council has an important role of coordination and delivery. The DMP identifies key opportunities that the sector can enhance and raise awareness of to improve the visitor offer as well as direct Page 19 Item 5 activities that respond to emerging needs or gaps that can be delivered by the Council and its partners. 

This includes related policies on the World Heritage Site, Trevor Basin, employment and economy with a specific ‘encouragement of tourist accommodation’ outside settlement boundaries provided they are ’sustainable and respect the character of the countryside’ (Policy EM5 in the Local Development Plan as set out above ) .

Erbistock Conservation Area Assessment and Management Plan - Adopted May 2010 

The site provides an opportunity for enhancement as the Conservation Area Assessment and Management Plan sets out the negative features of the Erbistock Conservation area and which includes at Paragraph 5.1 ‘The Boat’ Inn Car Park The large macadam surfaced car park to ‘The Boat’ Inn marks the western edge of the conservation area. Unfortunately, the unbroken expansiveness of the area neither preserves nor enhances the special character of this part of the conservation area, and represents an opportunity for enhancement.

6. Summary and Conclusions
In summary, the benefits of the proposed outline application include; 
· A new self contained sustainable tourist accommodation development in the open countryside will  support an existing tourist facility, The Boat Erbistock. It is designed to be sympathetic to the natural environment and rural landscape.
· It does not impact or affect the intrinsic character, quality feature or conservation value of the SLA. The design is of a high standard, appropriate in scale and
massing, integrated sympathetically into the landscape as well as ensuring
long term management.
· The proposals pays special attention to the desirability of preserving/enhancing the character or appearance of the adjoining Conservation Area. 
· The proposed development will provide sustainable high quality overnight visitor accommodation, (matching the existing quality of offer at The Boat)  
· It will provide opportunities for local jobs and benefits for local service suppliers and, in  the rural area aid economic diversification. 
· There is a general shortfall in accommodation locally, this demand it likely to increase, as visitors want to explore the newly designated ‘city’ of Wrexham. 
· The site is located within close proximity to the Wrexham Business Park 
· It aligns with the opportunities set out in the Draft Wrexham Designation Management Action Plan, which highlights the need for quality accommodation for business and leisure stays. 
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