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1.0 Overview 

This Pre-Application Consultation (PAC) report has been prepared by Lexington on behalf of 

Redrow Homes, hereby known as the ‘Applicant’, in support of submitting an outline planning 

application for a residential scheme on the land referred to as ‘Lower Berse Farm’. The 

proposal site is located north of Bersham Road and south of Ruthin Road, Wrexham. 

The Applicant’s proposal is part of a wider site that has been allocated for the development of 

in the region of 1,500 new homes, known as Key Strategic Site 1 (KSS1), in Wrexham 

Council’s emerging Local Development Plan.  The proposals plan to bring forward a new 

residential housing estate of up to 1,520 homes, alongside the provision of a new two-form 

entry primary school, a modern community centre,green open spaces and Waste Water 

Treatment Works (WWTW) if necessary. 

Ahead of submitting a planning application to Wrexham County Borough Council, the 

Applicant  has undertaken a public consultation on the plans, which this Pre-Application Report 

outlines.  

1.1 Pre-Application Consultation  

The Applicant is committed to community consultation and engagement with stakeholders and 

residents in its developments and has instructed Lexington, a specialist communications 

consultancy, to undertake a robust pre-application consultation and engagement programme. 

On behalf of the Applicant, Lexington carried out a comprehensive pre-application consultation 

programme in accordance with national and local guidelines (outlined in Section 2.0). This 

pre-application consultation ran between Thursday 8 June and Thursday 6th July 2023 and 

included an in-person ‘drop-in’ event held on Thursday 22nd June 2023 to allow local residents 

to provide their feedback and ask members of the project team questions.  

To ensure that as broad an audience as possible was engaged with, and to increase 

accessibility for any local residents unable to attend the consultation event,  a virtual exhibition 

was available throughout the consultation period on the dedicated consultation website. The 

virtual exhibition delivered an inclusive and digital-led consultation within the statutory 

requirements.  

1.2 Conclusions  

This report outlines the methods used to engage with politicians, the public and the press. It 

also summarises the feedback received from respondents and provides the applicant’s 

responses to pertinent issues raised during the consultation.  

Overall, this Pre-Application Consultation Report demonstrates how:  

• The Applicant has met the requirements for the statutory 28-day pre-application public 

consultation 

• The Applicant has gone beyond these requirements by including non-statutory 

elements such as an in-person exhibition event, virtual exhibition and a community 

leaflet 

• The feedback received covers a broad range of topics, including the surrounding 

environment and greenspace, traffic, access and local infrastructure.  

A full breakdown of the feedback gathered during the consultation is outlined in Section 5.0 of 

this document and Section 6.0 provides a response to the comments raised. The Applicant is 
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confident that the feedback received has been addressed in this report that will be submitted 

alongside the outline planning application to Wrexham Council.  

2.0 Planning and Guidance: Role of Community Involvement  
Planning guidance states that pre-application consultation with communities, local authorities 
and statutory consultees can bring several benefits to the process of determining planning 
applications. Against this background, the Applicant has sought to consult with interested 
parties following policy and guidance concerning community involvement in the planning 
system. 
 

2.1 The Localism Act 2011  

The Localism Act 2011 seeks to provide the local community with a voice throughout the 
planning process, highlighted in the former Department for Communities and Local 
Government’s paper, Decentralisation and Localism Bill: an essential guide, which outlines 
one of its principles as:  
 

“Empowering communities to do things their way – by creating rights for people to get involved 
with, and direct the development of, their community.”  
 

Elaborating on this, the Localism Act outlines that applicants must notify the local community 
about their proposals to “bring the proposed application to the attention of a majority of the 
persons who live at, or otherwise occupy, premises in the vicinity of the land.” It goes onto 
state that the publicity must explain how the applicant can be contacted by those “wishing to 
comment on, or collaborate…on the design of, the proposed development” and that applicants 
must consider the feedback received by having “regard to any responses to the consultation.”  
 

2.2 Welsh Government Planning Policy and Guidance   

In 2016, the Welsh Government began to implement key elements of the Planning (Wales) 
Act 2015 with a requirement for developers to show how they had adhered to the new 
consultation requirements as part of their planning application submission.  
 
As set out in Article 4 of Part 1A of The Town and Country Planning (Development 
Management Procedure) (Wales) (Amendment) Order 2016, planning applicants must, for a 
period of no less than 28 days, before an application is submitted:  
 

• Display a site notice in at least one place on or near the land to which the proposed 
application relates 

• Write to any owner or occupier of land adjoining the land to which the proposed 
application relates 

• Make the draft planning application information and environmental statement (where it 
is EIA development) available publicly and, 

• Consult with community and specialist consultees before applying for planning 
permission. 

 
Against this background, the applicants have sought to ensure that the engagement with the 
local community on the plans has adhered to the guidance outlined in the Localism Act 2011 
and Welsh Government Planning Policy Guidance on consultation, as well as industry best 
practice.   
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2.3 Our approach  

The Applicant has sought to ensure that the engagement with the local community on the 

plans has adhered to the guidance outlined in the Localism Act 2011, the Town and Country 

Planning (Development Management Procedure) (Wales) (Amendment) Order 2016, as well 

as industry best practice. 

This document confirms to Wrexham County Borough Council that the above requirements 

have been undertaken for the proposed development on land at Lower Berse Farm, off Ruthin 

Road, Wrexham, LL13 9RY. 
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3.0 Statutory Consultation  

The consultation period commenced on Thursday 8 June and lasted until Thursday 6 July 

2023, running for the statutory 28 days. During this time, a series of steps were undertaken to 

advise local residents and stakeholders about the consultation and ways to provide feedback. 

This section of the report summarises the statutory elements of the consultation process that 

the Applicant has undertaken, in line with the Localism Act 2011 and the Town and Country 

Planning (Development Management Procedure) (Wales) (Amendment) Order 2016. 

3.1 Site Notice 

Schedule 1B Articles 2C and 2D were installed at publicly accessible locations around the 

proposal site on 8 June 2023. The notices were in both Welsh and English and could be 

viewed without entering the site.  

The notice was affixed at the following locations: 

• 1) Croesnewydd Road junction with A525 (coordinates: 53°02'38.3"N 3°01'09.6"W) 

• 2) Homestead Lane (coordinates : 53°02'35.8"N 3°00'50.8"W) 

• 3) Bersham Road (Coordinates: 53°02'22.8"N 3°00'44.6"W) 

• 4) Bersham Road (coordinates: 53°02'09.9"N 3°01'32.0"W) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                              Site notice 4, Bersham Road 

The notices contained the information set out in Schedule 1B of the Town and Country 

Planning (Development Management Procedure) (Wales) (Amendment) Order 2016. This 

provided passing pedestrians with specific information about the consultation, as well as 

highlighting the project’s consultation website and the nearest public place (Wrexham Library, 

Rhosddu Rd, Wrexham, LL11 1AU) where the application documents could be viewed online.  

Reasonable steps were taken throughout the 28-day statutory consultation period to protect 

the site notices and ensure that they were visible for the entire 28-day period.  

A copy of the site notice and a map of the four locations where the notices were displayed can 

be found in Appendix A.  
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3.2 Public Display of Planning Documents 

Prior to triggering the 28-day statutory consultation period, a dedicated consultation website – 

www.lowerbersefarmconsultation.co.uk/ – was set up to host the draft application documents, 

background information, and to provide a further method of giving feedback.  

The consultation website was made public on the first day of the 28-day consultation period, 

Thursday 8 June 2023, providing an accessible format for the virtual exhibition as well as 

supporting documentation for the proposals. The website address was printed on site notices, 

consultee notice letters, resident newsletters and other relevant correspondence. 

The website included a ‘Document Library’, where links to electronic versions of the draft 

planning documents were made available to view. More information about the project website 

is available in Section 4.3. 

These draft planning documents made available are listed below, and were all accessible via 

the project website:  

• Agricultural Land Classification 

• Air Quality Assessment  

• Arboricultural Impact Assessment 

• Badger Survey  

• Bat Surveys  

• Breeding Bird Survey  

• Design and Access Statement  

• Drainage Strategy  

• Ecology Desk Study  

• Environmental Statement  

• Great Crested Newt Survey  

• Hedgerow Survey  

• Historic Environment Baseline Report 

• Location Plan  

• Masterplan Framework Annotated  

• Masterplan Framework 

• Mineral Safeguarding Assessment 

• Noise Impact Assessment  

• Nutrient Neutrality Assessment 

• Odour Risk Assessment  

• Parameter Plan – Land Use, Building Heights and Densities  

• Parameter Plan – Landscape and Open Space  

• Phase 1 Habitat Survey  

• Phase 1 Geoenvironmental Site Assessment 

• ST Connect Letter of Support & Design Statement  

• Transport Assessment with Appendices  

• Application Form  

• Planning Statement 1500 

• Education Infrastructure Assessment  

A screenshot of the Documents Library page can be viewed in Appendix B.  
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3.3 Adjoining Land Owners and Occupiers Notice  

As part of the pre-application consultation programme, a notification letter was posted to 

owners and occupiers of land which adjoins the site. The letters were sent by first class post 

on Tuesday 6 June 2023 and arrived on Thursday 8 June 2023, the first day of the consultation.  

The notification pack included the following information:  

• A notification letter, giving an overview of the proposal, the Applicant’s responsibility 

and commitment to consult with the community, the dates of the statutory consultation 

period, the project website URL, and ways to contact the project team.  

• Site notice (Schedule 1B), in both Welsh and English.   

• A community leaflet.  

The letter was delivered to 17 properties closest to the site. A letter informing residents of the 

upcoming consultation, copy of the site notice, and consultation leaflet was issued to 

owners/occupiers. A copy of the letter can be viewed in Appendix C. 

3.4 Community Consultees Notice 

As part of the pre-application consultation programme, the two community councils which 

cover the proposal site were sent a letter via email informing them of the Consultation. This 

was sent on Friday 16 June. There was a delay in issuing this notice, so the Applicant  

extended the period in which the community councils were able to provide their feedback until 

Friday 14 July in order to allow a full 28-day period for feedback on the proposals.  

The notification pack included the following information: 

• A notification letter, giving an overview of the proposal, the Applicants’ responsibility 

and commitment to consult with the community, the dates of the statutory consultation 

period, the project website URL, and ways to contact the project team; 

• Site notice (Schedule 1B);  

 

The letter was delivered to the following community consultees:  

• Offa Community Council 

• Esclusham Community Council 

 

A copy of the letter can be viewed in Appendix D.  

3.5 Specialist Consultees Notice 

As part of the pre-application consultation programme, a notification letter was emailed to 

specialist consultees as set out in Schedule 4 of the Town and Country Planning 

(Development Management Procedure) (Wales) (Amendment) Order 2016. The majority of 

the letters were issued on Thursday 8 June 2023, with the Welsh Government Agricultural 

Directorate notified on Friday 9 June on the advice of Welsh Ministers.  

The notification pack included the following information: 

• A notification letter, giving an overview of the proposal.  

• Information on how to access the consultation website. 

The letter was delivered to the following specialist consultees:  
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• Welsh Water  

• Natural Resources Wales  

• Welsh Government Highways 

• Welsh Government Agricultural Directorate  

• Welsh Ministers  

• North Wales Fire and Rescue Authority 

• Wrexham Highways 

A copy of the notification pack can be viewed in Appendix E. 
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4.0 Non-Statutory Consultation 

In order to publicise the consultation further, and maximise participation, the Applicant 

undertook further activities, which are outlined below. 

4.1 Consultation Leaflet 

A consultation leaflet was issued to the community around the proposal site to raise 

awareness of the public consultation, encourage participation and maximise the level of 

feedback.  

The leaflet was hand delivered to 1,977 residential and business addresses surrounding the 

site on the first day of the consultation, Thursday 8 June, to inform residents of the plans and 

how to take part in the public consultation.  

The four-page A5 leaflet, containing headings written in both Welsh and English, provided 

local residents the following information and encouraged them to find out more by visiting the 

project website:  

• An explanation of the site’s allocation for development in the Council’s emerging Local 

Plan. 

• A draft illustrative masterplan of the Lower Berse Farm development.  

• A detailed list of the Applicant’s proposals for the site, including the number of homes 

to be constructed, provision for a new primary school and community centre, the 

inclusion of green open spaces, and plans to retain existing trees and hedgerows. 

• Information about how to take part in the consultation, including the community 

information number, email address, website and information about the exhibition event. 

A copy of the consultation leaflet and distribution area can be viewed in Appendix F.  

4.2 Consultation Website 

Prior to triggering the 28-day statutory consultation period, a dedicated consultation website - 

lowerbersefarmconsultation.co.uk - was set up to host the planning documents outlined in 

section 3.2, as well as provide background information and provide a further method of giving 

feedback. The website included the following information: 

• Overview of the proposals; 

• Information about the statutory consultation period; 

• Information about the date and time of the exhibition event  

• Background information about the proposals and proposal site; 

• Information about Redrow Homes; 

• The planning documents (listed in section 3.2) to view or download in PDF format; 

• Information about how to contact the project team, and ways to provide feedback;  

• An online form to provide comments, ask questions and leave feedback on the 

proposals; 

• A register of interest which people could use to indicate their interest in a new home 

on the site; 

• A virtual exhibition. 

More information about the virtual exhibition can be found in section 4.4. Each page of the site 

can be viewed in Appendix G. The website was visited 1,480 times during the consultation. 

Individuals unable to access the internet or to view the website were able to request physical 

copies of all consultation materials by dialling the community information line or by contacting 
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the consultation email address. Physical copies of the exhibition materials were also available 

at the exhibition event. 

4.3 Exhibition Event  

A in-person ‘drop-in’ exhibition was held on Thursday 22nd June at Tŷ Pawb in Wrexham Town 

Centre, providing an opportunity for interested local residents to meet members of the project 

team about the proposals. Large physical versions of the exhibition boards were available to 

view at the event, with members of the project team on hand to provide further details about 

the proposals and answer questions from members of the public. In total, 50 members of the 

public attended the event.  

 

Exhibition Event at Tŷ Pawb 

 

4.4 Virtual Exhibition 

A virtual exhibition was hosted on the project website, presenting the proposals in an engaging 

and interactive way. The virtual exhibition hosted the materials available at the in-person  

exhibition, navigated by the user clicking and scrolling around a virtual room.  

These boards provided detailed information, including:   

• The need for housing in Wrexham; 

• The site map; 

• The specifics of the Applicants proposals; 

• Site considerations and the Applicant’s approach to specific issues raised; 

• Information about landscaping; 

• Information about the scheme’s benefits; 

• Instructions on how to submit feedback as part of the consultation.   

A screenshot of the virtual exhibition room, and copies of the display boards are also available 

in Appendix H. 

4.5 Consultation Email Address 

A dedicated email address, lowerbersefarm@havingyoursay.co.uk  was established to receive 

and respond to enquiries from the general public regarding the plans. A log of these emails 

can be found in Section 5.0 
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4.6 Community Information Line 

A community information line (0844 556 3002) was provided throughout the course of the 

consultation to enable people to speak with members of the development team. It was 

established from the start of the consultation and was staffed from 9:00 am to 5:30 pm, 

Monday to Friday. An answerphone facility was available outside of office hours. The 

information line number was included in the letter issued to residents and local politicians. A 

log of the calls is provided in Section 5.0. 

4.7 Stakeholder Engagement 

Prior to the launch of the consultation, the Applicant sent a letter to key stakeholders to brief 

them of the proposals and to request a meeting. This letter was sent via email on Friday 2 

June and posted first-class to arrive on Tuesday 6 June and was provided in both Welsh and 

English. The recipients are listed below: 

• The Leader and Deputy Leaders of Wrexham Council; 

• Relevant Lead Members; 

• Local ward councillors; 

• Site adjacent members.  

Following the receipt of the above letters, telephone and email exchanges were made to 

ascertain the recipients’ interest in meeting with the developers. Details of those stakeholder 

meetings which took place can be found below in Section 4.7, while a copy of the letters can 

be found in Appendix I.  

4.8 Stakeholder Meetings 

The efforts to promote the public consultation led to one meeting request from local 

stakeholders. Details of this meetings – which took place online – can be found below. 

Councillor Phil Wynn  

On Friday 16th June, members of the development team met virtually with Councillor Phil Wynn 

and the following items were discussed:  

• Provision of Open Space and Play Areas on site 

• Provision of WWTW and timing of delivery  

• Clarification regarding the number of homes proposed for the site and likely 

programme for delivery 

• Provision of on-site school 

• On site drainage proposals and flood risk  

• Potential highways impact of the scheme and proposed traffic improvements. 

The discussions were constructive, and gave Redrow the opportunity to clarify some of the 

detail regarding the key items mentioned above. The Applicant will continue to update 

Councillor Wynn as the plans progress.  
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Email and telephone feedback has been considered and responded to within Section 6.0 

‘Response to Feedback’.  

5.2 Community Information Line 

The community information line, 0333 358 0502 was established at the beginning of the 

consultation and provided an opportunity for residents and stakeholders to speak to a member 

of the development team directly. The number was publicised in correspondence with 

residents and stakeholders and was provided on the project website.  

One call was made to the line during the consultation period, which was a query about local 

wildlife. 

5.3 Email Correspondence 

Local residents and stakeholders were also invited to contact the development team via email, 

with a project email address Lowerbersefarm@havingyoursay.co.uk established at the start 

of the consultation.  

In total, 18 emails were received. All senders received confirmation of receipt of their emails 

and were informed that their feedback would be included in the documentation submitted to 

the Council as part of the planning application. The emails received related to the following 

themes:  

• Impact on public services (14) 

• Loss of greenspace (10) 

• Traffic: General (9) 

• Drainage / Flooding (8) 

• Loss of agricultural land  (8) 

• Traffic – A483 (6) 

• More affordable homes needed (6) 

• Development too Large (5)  

• Concerns over Waste Water Treatment Facility (5) 

• Noise concerns (2) 

• Impact on wildlife (2) 

Also received by email were 14 copies of a pre-written opposition response form drafted by a 

member of the local community, which was signed and sent in individually by several others. 

The pre-written response listed the following reasons for objection:  

• The proposed development would lead to an increase in the number of vehicles using 

the local highways networks, thus increasing congestion, with specific concern centred 

around Ruthin Road, Bersham Road, Berse Lane and the A483 junction 

• Potential for flooding on the site following and during construction, and any subsequent 

damage to nearby properties that could occur should flooding happen 

• Loss of agricultural land, with suggestions brownfield land in the town centre should 

be utilised to bring forward the development 

• Concerns that local services, specifically health infrastructure, would be pressurised 

by the residents of the new development  

• Concerns regarding the proposed wastewater management facility, with implications 

made that the site would discharge sewage into the river Clywedog 

• Potential devaluation of local property caused by the development.  
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5.4 Exhibition Event   

Several recurring topics came up during the Applicant’s consultation event, these topics 

were broadly related to highways, size of the development and environmental concerns.  
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5.5 Online Feedback Form 

An online feedback form was made available on the project website 

(www.lowerbersefarmconsultation.co.uk) for interested parties to give their views. The form 

asked the respondents to state their opinion on the following 4 statements, with five responses 

ranging from strongly agree to strongly disagree available.  

1) There is a need for a diverse mix of housing in this area of Wrexham 

2) The proposal site represents a good location for a sustainable new community 

3) Redrow’s proposals consider the surrounding environment and community effectively, 

with measures taken to enhance both wherever possible 

4) Overall, I like the design of the new neighbourhood included within the proposal 

Following this, two further option response questions were asked on the feedback form. The 

questions were as follows: 

1) Do you have any further comments about the design / Do you have any suggestions 

on how the design could be improved? 

2) Do you have any further general comments about the proposals? 

In total, 73 individual submissions through the online form were received during the public 

consultation. All feedback forms and comments received via the online feedback form have 

been compiled and an analysis of these responses is outlined below.   
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“With a housing development on a bus route and within walking 
distance of supermarkets, the hospital, and the city centre, there is 
potential for this housing development to be the most environmentally 
friendly new housing developments to be built in the city of Wrexham” 

Website 

 

Below are samples of some of the objections, suggestions and additional comments received: 

Comment Feedback Type 

“I’m against the building on green belt especially sustainable 
agricultural land. Many brown field sites are available and should be 
utilised”. 

Website 

“I feel this development cannot be supported as it is not meeting the 
needs of any current or future resident in this area of Wrexham, in the 
format you are currently proposing”. 
 

Email 

“In Wrexham there is a need for more smaller (1 or 2 bedroom 
accommodation) for single or couples at an affordable cost, particularly 
first time buyers. Feel the proposals would be for 3 or more bedroom 
houses at a high sale cost, not necessarily aimed at or for local people”. 

Website 

“I agree we need more homes, the right type of homes people want to 
live in, but this is not the answer. Create us some desirable city centre 
living that breathes life into our city centre not destroy more green 
barrier”. 

Website 
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6.0 Response to Feedback 

The applicants are grateful to all those who have taken the time to engage with the plans for 

land at Lower Berse Farm. This section of the report outlines the response of the applicants 

to the feedback received. 

Impact on Local Services 

The most frequently raised concern during the public consultation related to issues regarding 

the ability of local services, particularly medical infrastructure. During the consultation there 

was numerous mentions of Wrexham Maelor Hospital specifically, with questions asked on 

how the facility would deal with an increase in the number of people residing in the area and 

suggestions made that the proposals would place additional pressures on local amenities.  

The applicant recognises that this development may provide additional expectations on local 

services, including medical services, and are committed to working with the Council to develop 

a better understanding on how they can best support the Council with improving services 

through the design of the proposals. The applicant remains committed to providing land on 

the site for a new Primary School as well as a financial contribution towards its development. 

The scheme will also deliver significant green and blue infrastructure, as well as a local centre 

to serve the needs of the local population. 

New homes in Wrexham will also deliver economic benefits for the local area, with a significant 

financial contribution per year to Wrexham County Borough Council via increased Council Tax 

revenue, as well as additional spending from new residents every year. Furthermore, the 

development will create jobs, including opportunities and apprenticeships in the construction 

industry as well as via the local supply chain. 

Traffic, Access & Road Infrastructure 

Several concerns were raised during the public consultation regarding the increase in traffic 

as a result of additional residents in the area and the ability of the existing highway network, 

specifically the A483, to accommodate more vehicles. The Welsh Government’s decision to 

shelve the A483 improvements was also mentioned, with questions raised on why the 

development is still being brought forward if the road improvement work will no longer 

commence. Other issues included: 

• Queuing at the A525, which several residents believed was due to the limited right turn 

capacity at Junction 4 

• The Bersham Road/Victoria Road Junction, which local residents believe has become 

busier in recent years  

• Questions raised regarding the need for two access points on Bersham Road 

• The increase of traffic at school drop-off times, due to the difficulty caused by the 

existing scene.  

The current plans for Lower Berse Farm have been thoroughly assessed through a Transport 

Assessment. The study found that there is capacity in the surrounding highway network to 

accommodate the expected increase in traffic generated by the development without the 

Welsh Government A483 improvement scheme. However, it did highlight the need for some 

improvements along the A525 at the site access points and the A483 intersection. 
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The Applicant has taken into account the comments made by those who responded to the 

consultation and have proposed mitigation and adaptions to the design as appropriate. The 

Applicant, alongside their highways consultants, are committed to working closely with the 

Highway Officers to ensure that any impact on the highway network is acceptable, now and in 

the future. The plans will be assessed and reviewed by Wrexham County Borough Council 

following the submission of the application. 

Size of the Development and housing tenure  

Comments regarding the size of the development, and the type of housing included within the 

proposals, was a reoccurring topic during the consultation. The Applicant has brought forward 

their proposals in line with the guidance provided by the emerging LDP, which was a basis for 

every consideration given to the scheme during the drafting process.  

The Application aligns with a UK-wide need for new homes, and Wrexham County Borough 

Council’s emerging Local Development Plan also setting out the need to deliver more homes 

in the plan period. There is also a well-recognised demand for larger properties as the 

requirement for home-working and private amenity space has increased since the Covid-19 

pandemic.  

With a growing population, longer life expectancies and increasing numbers of people living 

alone, it is predicted that the number of households in Wrexham will increase from 59,993 in 

2018 to 65,793 by 2034. The Borough needs to provide new quality housing to meet the needs 

of local people.  

The Applicant’s outline planning application responds to both the emerging Local 

Development Plan and this national housing need.  

Loss of Green Spaces  

In its emerging Local Development Plan, Wrexham County Borough Council highlighted a 

need for 7,750 new homes to be built across the Borough by 2028. The emerging LDP was 

the basis for Redrow’s proposals, and informed the considerations made when drafting the 

plans as they were presented during the pre-application consultation.  

Though a number of respondents highlighted the loss of greenfield land as a major reason for 

opposing the development, the Council will need to release some greenfield sites to meet the 

Borough’s housing needs. The land at Lower Berse Farm emerged as an appropriate location 

to release this greenfield land, with few other sites in the area able to match the benefits 

possible from the site. Though the Council is prioritising the development of brownfield 

locations, there are simply not enough available to suit the Borough’s housing needs. This site 

has been identified as a sustainable location for the growth of Wrexham’s population, close to 

local amenities and infrastructure.  

Specific areas, such as the Bersham Conservation Area, have been identified within the plans 

as an area which has its own special considerations. Redrow recognises the importance of the 

Bersham Conservation Area and has therefore planned for lower density development in the south 

and west areas of the proposal site to respect the Conservation Area, Lower Berse Farmhouse, 

and the general rural setting. 

The Applicant also recognises the sensitivity of developing on previously greenfield land, and 

as such has developed a proposal that includes substantial green infrastructure and corridors 

delivering c. 25ha of open space - over a third of the overall site.  Alongside mature 

landscaping, several new walking and cycle routes would be created and existing walkways 
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would be improved to allow for cycling, thus encouraging active travel methods. A prime 

example of this can be seen by the improvements proposed to the existing Public Right of 

Ways which runs through the centre of the site. This route would be enhanced, establishing a 

thriving green corridor offering a means to travel through the entirety of the site easily without 

the use of a car. This will also be available to existing residents who live close by to the 

proposed site, ensuring that existing residents can still utilise and enjoy the area once this new 

community has been delivered. The current agricultural use of the site means that much of 

the site is inaccessible to the public. Therefore, the creation of a large public park and play 

areas will increase the availability of accessible green space locally.  

Environment 

To enhance the local environment through the development process, it is important that 

applicants give detailed consideration to the site and the local area. As such, a number of 

technical assessments have been undertaken to assess the impact the development will have 

on areas such as ecology, trees, noise and drainage issues. 

Should the plans progress, species protection and enhancement measures will be 

incorporated into the detailed design to minimise the effects on wildlife. The retention of trees 

and hedgerows along the central green corridor and around the boundary of the site will help 

to maintain habitats and connectivity for local wildlife, and this will be further enhanced through 

measures including bat friendly lighting, the installation of bird nesting boxes (including swift 

boxes) and the creation and management of new publicly accessible areas of greenspace. In 

addition, habitats will be created, including native woodland, marshy grassland and new water 

bodies, all of which will be linked into a network of green corridors throughout the site. These 

habitats will be carefully managed to be of benefit for local ecology and to enhance the 

landscape and the methods of management will be set out in a Landscape and Ecological 

Management Plan (LEMP), which will be secured by a planning condition. 

The technical assessments have also informed the proposed approach to drainage, which 

includes the potential creation of an on-site wastewater treatment works that would remove 

phosphates from the wastewater. Phosphates are a key local issue given the existing impact 

of phosphates from agriculture and sewage on the protected River Dee. The proposed 

strategy for treating wastewater would result in the development achieving ‘nutrient neutrality’ 

because of the reduction in agricultural runoff into watercourses and the phosphate removal 

processes proposed as part of the development. This means that the development would meet 

the technical requirements of Natural Resources Wales (NRW) in relation to phosphates. The 

wastewater treatment system has also been subject to an odour assessment, and a minimum 

50m standoff to neighbouring properties has been included to avoid any such impacts as a 

result. 

The drainage of surface water will be improved to ensure compliance with NRW requirements 

on the avoidance of flood risk to existing and proposed properties. The proposals include a 

network of storage basins, which will hold rainwater and discharge in at a controlled rate to 

watercourses. This will improve the existing situation with regard to flooding, which has been 

raised as a local issue, as rainwater currently runs uncontrolled off of the farmland and 

contributes to localised areas of flooding around the site.  

Construction stage impacts upon protected species and neighbouring properties will  be 

avoided through the use of best practice site working, with the methods being agreed through 

a Construction Environmental Management Plan (CEMP). These measures will include 

scheduling hours of working, noise and dust suppression measures, and the protection of 

trees and habitats with protective fencing.  
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6.1 Summary of Statutory Consultee Responses 

Responses were also received from several statutory consultees, of which summaries have 

been included in the table below. Full copies of the statutory responses to the consultation 

have been included in the Appendices. 

Councillor Phil Wynn  

Councillor Phil Wynn issued a response via email on Thursday 6th July 2023 . The response 

details Councillor Wynn’s objection to the proposed application for the following reasons:  

Councillor Wynn also asked for clarity on the following points:  

• The height of the WWTW relative to nearby homes  

• Whether any third party land would be required to facilitate delivery of the WWTW  

• School traffic, contribution to school places and school capacity    

• How construction traffic will enter/approach the site 

• Whether third-party owned lane be required to connect pipes from the WWTW to the 

River Clywedog 

• Expected volume of water discharge from the proposed properties 

• Whether the Applicant has engaged with Natural Resources Wales.  

Response 

The Applicant responded to Councillor Wynn’s comments on Wednesday 26th July, 

acknowledging the comments made, thanking him for his response and responding to the 

concerns he raised. 

Offa Community Council   

Summary  

Offa Community Council’s Clerk issued a response via email on Tuesday 11th July 2023 . The 

response details the Community Council’s objection to the proposed application for the 

following reasons:  

• Local housing need not met, greater provision of affordable housing requested  

• Design not in-keeping with the surrounding area  

• Traffic congestion, general  

• Traffic congestion, plans should not be brought forward without A483/A525 Junction 
4 improvements  

• Access, Offa Community Council have requested that there is no exit to Bersham 
Road. 

• Environmental, objects as the proposal ‘contains no measures to optimise energy 
use or reduce the additional domestic, vehicular, waste and other pollution it would 
cause’. 

• Flood risk and the incapacity of current field to deal with surface water. This included 
concerns over the chance of the WWTF flooding, and the discharge of sewage this 
may result in.  

• Public services, too much of an increase in demand for local services  

• Heritage, not enough done to preserve the heritage of Lower Berse Farm.  
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Response 

The Applicant responded to the Community Council’s comments on Monday 17th July, 

acknowledging the comments made and thanking them for issuing their response. Most of 

the issues raised did not require a response, however, clarification was provided on the 

WWTW issue to reassure Offa Community Council an increase in rainfall would not result in 

the release of treated effluent into the local ecosystem. The Applicant has committed to 

revising the existing language shared with stakeholders and the community to ensure this is 

made clear in future materials.  

Eschulsham Community Council   

Summary  

Eschulsham Community Council’s Clerk issued a response via email on Friday 14th July 2023. 

The response details the Community Council’s objection to the proposed application for the 

following reasons:  

• Highways Capacity/Traffic 

• Local Housing need not met  

• Environment/Waste Management  

• Flooding Concerns  

• Bersham Heritage Status  

• Local Infrastructure  

Response 

The applicant responded to Eschulsham Community Council on Wednesday 9th August 

2023, thanking them for their comments and acknowledging the concerns they raised.  

Welsh Water 

Summary  

Welsh Water issued a response via email on Thursday 22 June 2023. In the response, the 

water company details its objection to the proposed application for the following reasons: 

• A concern that there was insufficient capacity to accommodate the proposed 

development within the sewers that would connect the site to Five Fords Wastewater 

Treatment Works, although it was noted that a Hydraulic Modelling Assessment (HMA) 

was underway to identify solutions. 

• Although no problems were identified in relation to the capacity of the Five Fords 

Wastewater Treatment Works, attention was drawn to the advice from Natural 

Resources Wales relating to phosphate discharge into Special Areas of Conservation. 

Response  

The application includes a proposal for an on-site Wastewater Treatment Works which would 

be capable of appropriately treating the wastewater from the development, including the 

removal of phosphates, before discharge into the River Clywedog.  If the application was 

approved, then this would address both of the problems raised by Welsh Water because the 

wastewater from the development would not need to be connected to the Five Fords 

Wastewater Treatment Works via the public sewerage network, nor would the development 

be dependent on the current phosphate issues with Five Fords being resolved.  Nevertheless, 

the Applicants have made clear their preference to connect the development to the public 
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sewage treatment facilities, it is for this reason that the HMA is currently underway to resolve 

the existing concerns with the capacity of the sewerage network and it is also hoped that an 

acceptable solution to the phosphate issue at Five Fords will be identified in the near future, 

on this basis the concerns raised by Welsh Water would both be resolved (and the on-site 

treatment works would not need to be provided).  

Natural Resources Wales (NRW) 

Summary  

Natural Resources Wales issued a response via email on Thursday 13th July 2023. In the 

response, the environmental body details its objection to the proposed application for the 

following reasons: 

• Inclusion of the WWTW on the basis that the site is within a sewered area and 

concerns over phosphate. 

• Concerns the current assessment in relation to bats is outdated. NRW requested the 

existing assessment is revised. 

Response 

The Applicants note NRW’s position in relation to the development site being located in a 

sewered area, but, in the present circumstances, consider that this does not justify an in-

principle objection to the provision of a wastewater treatment plant on the site.  Since the 

phosphate problem was first raised as an issue, no detailed solution has been identified, nor 

is it clear when such a solution may come forward, what it might cost, and when it might be 

capable of being delivered so that development can proceed once again.  In the meantime 

there is a significant need for additional housebuilding and, given that there is an on-site 

solution proposed that will not have a significant effect on the SAC, it is considered that the 

objective of providing much needed housing outweighs NRW’s concern.  Notwithstanding the 

above, it is hoped that the issues with the public wastewater treatment infrastructure can be 

resolved in the near future, as described in response to the Welsh Water comments above, 

and in these circumstances NRW’s concern would be addressed. 

Welsh Government Highways   

Summary  

Welsh Government Highways have not yet submitted an official response.  

Response 

N/A. 

North Wales Fire and Rescue Authority   

Summary  

NWFRA submitted its official response via email on Monday 26th June 2023. In the 

response, NWFRA determined that the Applicant’s Lower Berse Farm development has no 

impact upon the Authority’s access for appliances or water supplies. 

Response 

No response required. 

Welsh Government Agricultural Directorate    
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Summary  

Welsh Government Agricultural Directorate issued its official response via email on Monday 

19 June 2023. In the response, the environmental body details its objection to the proposed 

application for the following reasons: 

• The potential loss of BMV agricultural land. 

Response 

It is recognised that there is Best and Most Versatile (BMV) agricultural land on the application 

site.  However, this was known to the Council when they first proposed the allocation of the 

site for development in the context of the Local Development Plan (LDP).  The LDP Inspectors 

subsequently considered this matter and in their report concluded that the approach of the 

LDP was consistent with National policy in that BMV land was only proposed for development 

when there was an overriding need for development and previously developed, or land in 

lower grades, was unavailable.  On this basis the concern expressed by the WG Agricultural 

Directorate is noted, but considered to be outweighed by other relevant planning 

considerations. 

Wrexham Highways  

Summary  

Wrexham Highways have not yet submitted an official response.  

Response 

N/A 
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7.0 Post-Consultation engagement 

Given the interest shown by residents and stakeholders, The Applicant will ensure information 

continually flows through existing channels to interested parties.  

The Applicant will offer briefings to local political representatives at community, county, and 

Senedd levels about the results of the pre-application consultation and to talk through the 

finalised application.  

The consultation website, lowerbersefarmconsultation.co.uk, will be updated at the following 

junctures during the planning process:  

• Upon submission  

• During the planning process 

• After determination 

To ensure the wider community is aware of the submission of the planning application, a press 

release will be issued to local media outlets.  

8.0 Conclusion  
The Applicant has undertaken a statutory pre-application public consultation to seek the views 

of the local community regarding its plans for land at Lower Berse Farm, off Ruthin Road in 

Wrexham. The consultation has been undertaken in line with Welsh Government planning 

policy and the principles of localism. As such, the Applicant has provided ample opportunity 

for local residents, politicians and stakeholders to find out more about the proposals and to 

submit their feedback. 

The consultation resulted in 122 responses, despite almost 2,000 leaflets being distributed 

locally. The low response to the consultation suggests that only a small proportion of local 

residents have determined a position on the proposals at this stage and that most do not have 

a particular view either for or against the proposals  

The feedback received from local people has been fully reviewed by the development team 

and used to help inform the final plans. The Applicant acknowledges the issues raised and the 

sensitivity of the proposals among the local community, but these concerns raised have been 

addressed in this document and will be used to guide the proposals submitted to the Council. 

The applicants will continue to maintain dialogue with consultees following the submission of 

the application given the sensitivities and complexities regarding the plans. 
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Appendices  

 

Appendix A: Site Notices & Locations  
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Location points 

Site 1 – Croesnewydd Road junction with A525 (coordinates: 53°02'38.3"N 3°01'09.6"W) 

Site 2 - Homestead Lane (coordinates : 53°02'35.8"N 3°00'50.8"W) 

Site 3 – Bersham Road (Coordinates: 53°02'22.8"N 3°00'44.6"W) 

Site 4 – Bersham Road (coordinates: 53°02'09.9"N 3°01'32.0"W) 
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Appendix B: Planning Documentation Webpage  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







Pre-Application Consultation Report | Lower Berse Farm  

August 2023 

 

37 
 

 

Appendix D: Community Councils’ Letter  
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Appendix F: Community Newsletter and Distribution Area 
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Appendix H: Virtual Exhibition Boards  
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