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1.0 Introduction
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1.1 Introduction

This Design and Access Statement has been prepared by The Environment Partnership (TEP) Ltd on
behalf of Redrow Homes to support an outline planning application with points of access for residential
development of up to 1450 dwellings, plus associated roads, open space, community facilities and a site
for a primary school on land at Lower Berse Farm, Ruthin Road, Wrexham (‘the Proposed Development’).
All other matters are reserved and therefore illustrative design principles are provided.

The site is allocated in the Wrexham Local Development Plan 2013 — 2028 under Policy SP3 (KSS1: Land
at Lower Berse Farm, Ruthin Road, Wrexham) for a residential led mixed use scheme.

The Design and Access Statement sets out the design and access principles for the Proposed
Development within the context of relevant national and local planning policy. The document aims to
explain how the Proposed Development has considered the site, its setting and how it can be accessed
by a range of prospective users. The document is structured around the four steps identified by CABE
guidance ‘Design and Access Statements, How to write, read and use them’:

= Assessment;

= Involvement;

= Evaluation; and
= Design.

Document Structure

Section 2 analyses relevant planning policy.

Section 3 provides an assessment of the application site and the wider site context.

Section 4 summarises the technical assessments of the site.

Section 5 identifies the design evolution.

Section 6 presents the proposed development and details use, amount and access.

Section 7 evaluates the design of the illustrative masterplan supporting the outline application.

Section 8 summarises the proposals.



1.0 Introduction

The site comprises approximately 72.85ha of arable land on the western edge of Wrexham

The site is bound by Ruthin Road to the north, Brickfield Rangers FC and Homestead Lane to the east
Bersham Road to the south and the A483 to the west. Berse Lane divides the site into two distinct parcels
of land and forms a link between Bersham Road and Ruthin Road.

Lower Berse Farm lies in the north western corner of the site which is designated as a Grade II* Listed
Building.

The majority of the site is at very low risk of flooding. There are small areas at high risk of flooding in the
north west corner of the site and adjacent to the northern boundary.

There is a network of Public Rights of Way (PRoW) throughout the site including a PRoW Bridleway.
PRoW footpaths and Byway Open to All Traffic.

The site is allocated in the Wrexham Local Development Plan 2013 to 2028 (LDP) Policy SP3: KSS1 to
deliver a residential led mixed use scheme with a minimum of 1500 new homes. The site is not subject to
any ecological designations. The tree belt in the south western extent of the site adjacent to Berse Lane is
designated as Restored Ancient Woodland.

Maxar, Microsoft
Site Aerial
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1.3 Scheme Summary

The application is made in outline, with all matters
reserved except for access. In this case access
means points of access and not internal road
layout.

The Proposed Development will comprise
residential development of up to 1450 dwellings,
plus associated roads, open space, community
facilities and a site for a primary school.

The development will be sensitively integrated
with the surroundings with strategic open space
provided to the south to act as a buffer to Bersham
Conservation Area.

Vehicle access is proposed from the A525
Ruthin Road and Bersham Road with provision
of measures to promote Active Travel, such as
walking and cycling, as a viable alternative to the
private car.

The Masterplan Framework reserves land

to protect the potential Welsh Government
A483 junction 4 preferred route scheme from
development, ensuring the application does not
prejudice the road scheme’s delivery.

Ordnance Survey, © Crown Copyright 2021. All rights reserved.
Licence number 100022432

Maxar, Microsoft
This map contains data from the following sources

. Contains Natural Resources Wales information © Natural
Resources Wales and Database Right. Al rights Reserved
Contains Ordnance Survey Data. Ordnance Survey Licence
number 100019741. Crown Copyright and Database Right.

. © 2022 Wrexham County Borough Council
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2.0 Planning Policy Context

APlanning Statement has been produced in support
of this application which includes an assessment

of relevant national and local planning policies. The
Design and Access Statement summarises policies
relevant to the design and access of the Proposed
Development and should be read in conjunction with
the Planning Statement for further policy analysis.

Section 38 (6) of the Planning and Compulsory
Purchase Act 2004 identifies that decisions on
planning applications must be made in accordance
with the development plan unless material
considerations indicate otherwise.

The ‘Development Plan’ for Wrexham County
Borough Council in respect of this application
comprises the Wrexham County Borough Local
Development Plan 2013-2028 (adopted December
2023).

The planning policy guidance of Planning Policy
Wales Edition 12 and Future Wales: the national plan
2040 are all material considerations.

PLANNING | DESIGN | ENVIRONMENT

2.1 National Planning Policy

Well-being of Future Generations (Wales) Act
2015

The Well-being of Future Generations Act places
a duty on public bodies to carry out sustainable
development, requiring an improvement in the
delivery of all four aspects of well-being: social,
economic, environmental and cultural.

To ensure everyone is working towards the same
purpose, the Act puts in place seven well-being
goals. The Act is clear that the listed public bodies
must work to achieve all of the goals. The seven
goals set out in the act are:

= A Prosperous Wales

= A Resilient Wales

= A More Equal Wales

= A Healthier Wales

= A Wales of Cohesive Communities

= A Wales of Vibrant Culture & Thriving Welsh
Language

= A Globally Responsible Wales

Planning Policy Wales Edition 12

Planning Policy Wales (PPW) Edition 12 was
published in February 2024. PPW sets out the land
use planning policies of the Welsh Government
and is supported by a series of Technical Advice
Notes, Welsh Government Circulars and policy
clarification letters.

The main objective of PPW 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”.

Chapter 2 introduces the key concept of
‘Placemaking’ which is a holistic approach to the
planning and design of development and spaces,
focused on positive outcomes. It draws upon an
area’s potential to create high quality development
and public spaces that promote people’s prosperity,
health, happiness, and well-being in the widest
sense. Placemaking adds social, economic,
environmental and cultural value to development
proposals resulting in benefits which go beyond a
physical development boundary and embed wider
resilience into planning decisions.

Chapter 3 considers place making in action.
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.

Good design is inclusive design. Development
proposals should place people at the heart of

the design process, acknowledge diversity and
difference, offer choice where a single design
solution cannot accommodate all users, provide
for flexibility in use and provide buildings and
environments that are convenient and enjoyable to
use for everyone.

Good design can help to ensure high
environmental quality. Landscape and green
infrastructure considerations are an integral part of
the design process. Integrating green infrastructure
is not limited to focusing on landscape and
ecology, rather, consideration should be given to all
features of the natural environment and how these
function together to contribute toward the quality of
places.
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Future Wales: The National Plan 2040

Future Wales: The National Plan 2040 was
published in February 2021 and forms the national
development framework, setting the direction for
development in Wales to 2040.

The document sets out a strategy for addressing
key national priorities through the planning
system including sustaining and developing a
vibrant economy, achieving decarbonisation and
climate resilience, developing strong ecosystems
and improving the health and well being of our
communities.

Policy 2 Shaping Urban Growth and Regeneration
sets out the growth and regeneration of towns and
cities should positively contribute towards building
sustainable places that support active and healthy
lives, with urban neighbourhoods that are compact
and walkable, organised around mixed use centres
and public transport, and integrated with green
infrastructure. Urban growth and regeneration
should be based on the following strategic
placemaking principles:

= creating a rich mix of uses;

= providing a variety of housing types and
tenures;

= building places at a walkable scale, with
homes, local facilities and public transport
within walking distance of each other;

increasing population density, with
development built at urban densities that can
support public transport and local facilities;

establishing a permeable network of streets,
with a hierarchy that informs the nature of
development;

promoting a plot-based approach to
development, which provides opportunities for
the development of small plots, including for
custom and self builders; and

integrating green infrastructure, informed by
the planning authority’s Green Infrastructure
Assessment.

Policy 7 Delivery Affordable Homes states that in
response to local and regional needs, planning
authorities should explore all opportunities to
increase the supply of affordable housing.

Under Policy 9 Resilient Ecological Networks and
Green Infrastructure, to ensure the enhancement
of biodiversity, the resilience of ecosystems and
the provision of green infrastructure, the Welsh
Government will work with key partners to identify
opportunities where existing and potential green
infrastructure could be maximised as part of
placemaking, requiring the use of nature based
solutions as a key mechanism for securing
sustainable growth, ecological connectivity, social
equality and well-being.

Active Travel (Wales) Act 2013

The Active Travel (Wales) Act 2013 was passed
with the purpose of enabling people to undertake
active travel for short journeys. It requires local
authorities to promote active travel journeys and
secure new and improved active travel routes
and related facilities. Local authorities should

be working towards developing routes that are
coherent, direct, safe, attractive and comfortable.

The act requires local authorities in Wales to
produce Active Travel Network Maps (ATNM) to
show existing and future active travel walking
and cycling routes. Wrexham County Borough
produced a Wrexham Active Travel Network Map
(ATNM) in 2022. This is considered further in
Section 3.10.

Active Travel Act Guidance (July 2021)

This revised design guidance published by Welsh
Government must be considered when planning,
designing and maintaining active travel routes

in Wales. It includes guidance, best practice
examples and technical advice on the Active Travel
Act and the design of active travel routes and
related facilities.

Potisy and Siratesy

Active Travel Ac

Guidance
July 2021
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2.0 Planning Policy Context

2.2 Adopted Development Plan

Wrexham Local Development Plan 2013 to
2028

The Wrexham LDP was adopted by the Council
on 20/12/23 and covers the period 2013 to 2028.
It forms part of the statutory development plan
alongside Future Wales: The National Plan 2040.
The remaining part of the statutory development
plan will be the Strategic Development Plan (SDP)
for North Wales, once prepared and adopted.

The Council will use the LDP and Future Wales as
the primary basis for making decisions on planning
applications and development proposals.

PLANNING |
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Policy SP1: Housing Provision

Under Policy SP1 provision is made for 8083 new
homes in order to deliver a requirement of 7750
over the plan period. New development will be
expected to ensure the sustainable use of housing
land, including achieving a minimum density of 30
dwellings per hectare whilst having regard to the
context of the site.

Policy SP3: KSS1: Land at Lower Berse Farm,
Ruthin Road, Wrexham

The site is allocated under Policy SP3 (KSS1:Land
at Lower Berse Farm, Ruthin Road Wrexham) to
deliver a residential led mixed use scheme with

a minimum of 1500 new homes, 400 of which

will be delivered during the plan period following
completion of works to junction 4. Development
will include an element of affordable housing and
associated community uses, along with necessary
infrastructure which will be delivered in a phased
manner with specific details tied into planning
consents.

Enabling Infrastructure:
= Highway improvements to address known

infrastructure capacity constraints at junction 4
of the A483(T) Road with the A525.

Necessary Infrastructure:

= Education: on site provision of a 420 place
primary school and contributions towards
secondary provision in the vicinity of the site;

= Public open space;

= Community Facilities;

= Active Travel, and

= Public transport.

Affordable Housing:

= The starting point for negotiation will be the
delivery of 15% affordable housing.

= Affordable housing will be expected to be
delivered on site in the first instance and only
in exceptional circumstances will off site or
commuted sum contributions be accepted in
lieu of on-site provision.

Policy SP12: Design Principles &
Masterplanning Framework

In accordance with Policy SP12, all development
will be required to be of a high quality, sustainable
design which makes a positive contribution

to the creation of locally distinctive places by
ensuring compliance with the masterplanning
framework and KSS schematics. Proposals must
demonstrate how they have taken account of the
local characteristics of surrounding areas and how
innovative design solutions will enhance the quality
of the built and natural environment.

Policy H2: Affordable Housing

Under Policy H2 affordable housing contributions
of 25% in the North Wrexham and Gresford sub-
market area will be sought on developments of 10
or more units. However, under Policy SP3: KSS1
Land at Lower Berse Farm the starting point for
negotiation will be the delivery of 15% affordable
housing.

Policy CF2: Provision of New Open Space

Policy CF2 sets out the quantity standard for
public open space for developments of 10 or more
dwellings. Open space should be accessible and
integral to the proposed development, allowing for
both formal and informal play and recreation. A
minimum requirement of 0.25ha per 50 dwellings
(50sgm per dwelling) is expected. The exact
contributions will be determined in accordance
with standards set out in the most up to date open
space study.

Local Quantity
Standard (Ha per
1,000 population)

Typology

Multi-functional amenity

1.25
greenspace
Dedicated provision for

0.09
children and young people
Parks and gardens 0.30
Semi/natural greenspace 0.57
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Policy T2: Active Travel

The purpose of Policy T2 is to improve the current
Active Travel Network and increase opportunities
to improve levels of walking and cycling by
ensuring new developments contribute to the
advancement of the network and include design
features and facilities that help to promote Active
Travel as a viable alternative to the private car.
This policy should be read in conjunction with the
masterplanning framework and KSS schematic
plans.

The Policy sets out that new development will be
supported where walking and cycling infrastructure
is an integral part of the overall design of the
scheme and makes a positive contribution to the
distinctiveness of communities and places.

The Policy states new development will

be supported where the development and
enhancement of the Active Travel routes identified
on the Integrated Network Map connecting
communities to essential services including

public transport, employment and education
opportunities.

Research undertaken as part of the development
of the Council’s Sustainable Urban Mobility Plan
in 2016 (Wrexham Connected) has highlighted
that a significant proportion of trips in Wrexham
are relatively short (under 5 miles). Many of these
trips could be undertaken by foot or cycle, helping
to reduce pollution arising from road traffic, benefit
human health and well-being and help reduce
environmental pollution and climate change.

PLANNING | DESIGN | ENVIRONMENT

Policy SP14: Natural Environment

Policy SP14 (Natural Environment) states that
development will only be permitted where it seeks
to protect, conserve and enhance the natural
environment, including protected ecological sites,
protected species, protected landscapes and
natural services such as water, air and soils.

Policy SP15: Historic and Cultural Environment

In compliance with Policy SP15 (Historic and
Cultural Environment), development will only be
supported where it conserves, protects, preserves
or enhances the cultural and historic assets of the
County Borough and their setting, such as listed
buildings, conservations areas and scheduled
monuments.

Policy SP18: Climate Change

Policy SP18 (Climate Change) requires
development proposals to demonstrate that

they have taken into account reducing carbon
emissions, adapting to climate change at a
strategic and detailed design level, promoting
energy efficiency, maintaining ecological resilience
and managing flood risk.

Policy SP19: Green Infrastructure

Policy SP19 (Green Infrastructure) is concerned
with the maintenance of the extent, quality

and connectivity of multi-functional green
infrastructure. Development should maintain and
where appropriate enhance green infrastructure
by creating new interconnected areas of green
infrastructure between the site and existing
network, filling in gaps and protecting the features
most valuable for both nature and people.

Policy H1: Housing Allocations

Policy H1 (Housing Allocations) confirms that land
is allocated at Lower Berse Farm for residential
development, as one of two Key Strategic Sites for
housing development over the plan period.

Policy NE3: Trees, Woodland and Hedgerows

Policy NE3 (Trees, Woodlands and Hedgerows)
states that development will only be permitted
where it does not cause unacceptable harm to
trees, woodlands and hedgerows of significant
public amenity, natural or cultural heritage value, or
those providing important ecosystem services.

Policy DM1: Development Management
Considerations

Policy DM1 (Development Management
Considerations) requires development proposals,
where relevant: to accord with or enhance the
character, local distinctiveness and appearance of
the surrounding area; safeguard the surrounding
environment from pollution; prioritise walking,

cycling and public transport; contribute to low
carbon communities through energy efficiency; and
not increase flood risk.

Policy T1: Managing Transport Impacts

Policy T1 (Managing Transport Impacts) requires
development proposals to facilitate increased
journeys by active travel first, followed by public
transport and then by private motor vehicle. Any
adverse effects on the transport network should
be mitigated. Development should also provide
appropriate levels of parking and ensure access
arrangements allow for safe manoeuvring.
Provision should also be made for those with
restricted mobility.

Policy RE1: Development and Renewable
Energy/Low Carbon Technology

Policy RE1 (Development and Renewable Energy/
Low Carbon Technology) requires developers of
the Key Strategic Sites to incorporate schemes

to generate energy from renewable and low
carbon technologies, unless this is demonstrably
not financially or technically viable. Opportunities
should be taken to minimise carbon emissions
associated with heating, cooling and power
systems.
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2.3 Local Planning Guidance Notes

Local Planning Guidance Note 10 - Public
Open Space in New Housing Development

The National Playing Fields Association (NPFA)
has proposed a standard of 6 acres (2.43 hectares)
of public open space per 1000 population
comprising:

= 4 acres (1.62 ha) of playing fields. These
should be suitable for youth and adult use;
facilities include pitches, bowling greens,
tennis courts and athletics tracks.

= 1.5 acres (0.61 ha) of informal public open
space, such as informal play space and
landscaped amenity areas.

= 0.5 acres (0.20 ha) of children’s equipped
playground facilities.

The following Council standards will assist in
working towards a level of provision of public open
space in new housing developments in line with the
NPFA standards outlined above.

= Public open space should be provided in all
new housing developments at a minimum
level of 0.4 hectares per 50 dwellings, for all
schemes of 10 dwellings or more.

= Provision should include an equipped
children’s play area(s), and/or informal open
spaces, and, where the necessary open
space requirements is 0.6 hectares or more, a
playing field(s).
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Local Planning Guidance Note 16 - Parking
Standards

The car parking standards set out below are
maximum standards. In accordance with national
policy the Council has no minimum parking
requirements.

= 1 bedroom - 1.5 car space per unit

= 2 bedrooms - 2 car spaces per unit

= 3/4 bedrooms - 3 car spaces per unit

= 5 or more bedrooms - 4 car spaces per unit

Sufficient space to provide at least 2 secure
cycle parking spaces per dwelling. In the case of
flats, this should be provided via safe and secure
communal cycle parking areas.

Local Planning Guidance Note 17 — Trees and
Development

For residential development of ten properties or
more, avenue tree planting will usually be required
on principal routes within the site and individual
street tree planting will be required on other
internal roads.

Local Planning Guidance Note 21 — Space
around Dwellings

Where two habitable rooms face each other such
that direct overlooking is physically possible, the
windows should be 22 metres apart.

Where a window in a habitable room faces a blank
wall, the height of which exceeds the top of that
window, there should be a distance measuring a
minimum of 13 metres between them.

Local Planning Guidance Note 28 — Affordable
Housing

Policy H7 requires an element of affordable
housing to be provided on developments of 25 or
more dwellings. The Council will normally expect
that 25% of the total site capacity to be provided
as affordable housing. It will not be acceptable

to deliberately subdivide or phase the total
development in an attempt to avoid this threshold.

Local Planning Guidance Note 30 — Design

The Guidance Note provides guidance for
developers and architects when designing
residential developments. The Guidance Note set
out three stages to the design process including
site appraisal, constraints and opportunities and
the design solution. The Guidance Note covers

a number of opportunities in relation to layout,
building form, appearance, and landscaping.
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= Consideration of walking, cycling and bus
transport will be critical to the site layout,
connectivity and movement framework and
how sustainability has influenced the site
masterplan should be explicit e.g. in the

road hierarchy, street character types, street
network and design codes;

Measures that work to reduce the dominance
and speed of vehicles affording increased
priority to pedestrians and cycle movements
will be encouraged;

The site is covered by Active Travel Integrated
Route Maps, opportunities to enhance the
network and integrate with the site should be
identified;

Connections to the surrounding area

= Main site access/egress points should be onto
the A525 Ruthin Road and Bersham Road,
significant traffic flows onto Homestead Lane
would not be supported;
= At least two access points will be required to
serve the development;
Key destinations in designing the sites
movement and transport solutions include but
are not limited to; Western Gateway Business
Park, Wrexham Technology Park, Wrexham
Maelor Hospital, Clywedog School, Clywedog
Trail, Wrexham City Centre, Aldi and
Morrison’s supermarkets, Wrexham General
Rail Station and Wrexham Industrial Estate.

PLANNING | DESIGN | ENVIRONMENT

Connections through the site

= Navigation and movement through the site
should be legible. Pedestrian and cycling
routes should follow desire lines to key
destinations;

There is a bridlepath and public rights of way
running through the site, these need to be
integrated within the site layout;

If access is required into the southern half
of the site from the north this will impact on
the central bridleway, appropriate ecological
mitigation and bridlepath diversion would be
required.

Services and Facilities

The site is adjacent to major employment,
education, health, retail and service providers but
there will be a need for additional services and
facilities to serve the needs of site residents;

= Provision will be made on site for a 420 place
primary school and contributions towards
secondary provision in the vicinity of the site;

= Public Open space;

= Community Facilities;

= Active Travel;

= Green Infrastructure including SuDS;

= Affordable Housing

Housing Mix and Density

= [llustrate and explain the rational for the
housing mix and types, related to evidence
in the most up to date housing market
assessment, location, height and massing
of development, place making architecture,
community features and spaces;
Demonstrate the approach to affordable
housing house type, design, management,
tenure and distribution of units, and
= Amenity of existing residential development
within the site should be protected.

Distingtive C c
Landscape

The masterplan should take into account the
following landscape considerations:

= Sensitive frontages; the A525 Ruthin Road
and Bersham Road will be important in place-
making a locally distinctive development;
Ruthin Road is a key gateway route into the
city requiring a high quality approach;
Bersham Road is a gateway into the Bersham
Conservation Area and forms part of the
urban/rural fringe on the edge of the Green
Wedge that divides Wrexham from Bersham
and Rhostyllen. The transition from urban to
rural character needs careful consideration;

Other landscape considerations:

= Views of Ruabon Mountain AONB provide a
sense of place along Ruthin Road and within
the development;

The Ruthin Road frontage is subject to fluvial
and surface water flooding;

= As a main route into Wrexham, Ruthin Road
is subject to noise and air pollution. As a
Local Authority we have a duty to improve
health and wellbeing, just achieving technical
compliance with air and noise regulations
misses the health benefits in cleaner air and
quieter neighbourhood’s. The Masterplan
should consider ways in which health benefits
beyond technical compliance can be achieved;
Land between the southern boundary of the
site and the settlement of Bersham shall be
retained to serve the function of green wedge
as shown on the proposals maps;

Major hedgerows and trees (and their
development exclusion zones) are important
to retain for their landscape integration, visual
amenity, wellbeing and biodiversity functions;
= The residential amenity of the occupants of
the dwelling located at the centre of the site
should be protected; and

Green Infrastructure including open space
provision, community links, swales and water
storage lagoons as part of a SuDs scheme
should be utilised as important design
features.
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Setting development back from Ruthin Road with
a strong and green open frontage would have
multiple benefits in addressing many of the points
raised above.

Ecology

= Important veteran trees, ancient hedgerows
and 2 ponds require survey and retention;
Running east-west across the site is an
ancient pathway/green lane with several
veteran trees and diverse ground flora
indicative of ancient woodland. There is
evidence of badgers and it has excellent
value as a biodiversity green corridor for
bats, birds and invertebrates. This pathway
should be protected and buffered as part of
any development, and should not be artificially
surfaced or lit or bisected more than once.

Conservation

= Within the site is Lower Berse Farmhouse, a
grade II* Listed Building, development needs
to have regard to the sensitivity of the site, its
immediate and wider landscape setting.

There is potential to improve the setting and
views of the farmhouse through the removal
of the more modern ancillary farm building
and structures however any original or historic
structures should be retained and reused to
preserve the setting of the farm;

Development along Bersham Road and Berse
Lane should have regard to the setting and
character of Bersham Conservation area.

PLANNING | DESIGN | ENVIRONMENT

In particular its strong rural character and
the preservation of existing landscape and
boundary features such as hedgerows and
trees will be key considerations.

Well defined streets and spaces for all

For too long the focus has been on the movement
function of residential streets. The result has

often been places that are dominated by motor
vehicles to the extent that they fail to make a
positive contribution to the quality of life. Manual
for Streets demonstrates the benefits that flow
from good design and assigns a higher priority to
pedestrians and cyclists, setting out an approach
to residential streets that recognises their role in
creating places that work for all members of the
community. The principles set out in MfS should be
implemented into the layout and design of the sites
road network.
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2.5 Design Policy

Technical Advice Note 12: Design

Technical advice notes (TANs) provide detailed
planning advice. Local planning authorities take
them into account when they are preparing
development plans. TAN 12: Design was published
in March 2016.

TAN 12 sets out that the design of our villages,
towns, cities and the urban and rural landscape is
important in articulating our nation and our culture.
Design is important to our quality of life, and the
quality of Wales’ varied landscape and townscapes
— helping to sustain a positive image for Wales.

Good design is not inevitable. It requires a
collaborative, creative, inclusive, process of
problem solving and innovation — embracing
sustainability, architecture, place making, public
realm, landscape, and infrastructure.

TAN 12 sets out the key objectives of good design:

Access

= Ensuring ease of access for all

= Character

= Sustaining or enhancing local character
= Promoting legible development

= Promoting a successful relationship between
public and private space

= Promoting quality, choice and variety

= Promoting innovative design

Community Safety

Ensuring attractive, safe public spaces
Security through natural surveillance

Environmental Sustainability

Achieving efficient use and protection of
natural resources

Enhancing biodiversity

Designing for change

Movement

Promoting sustainable means of travel

ppraising

TAN 12 - Objectives of Good Design

NPPF Part 12 Achieving well-designed and
beautiful places

The National Planning Policy Framework sets out
the Government’s planning policies for England
and how these should be applied. Whilst it is

not Welsh planning policy, key components are
relevant when considering achieving well-designed
places.

The NPPF Part 12 states that the creation of
high quality, beautiful and sustainable buildings
and places is fundamental to what the planning
and development process should achieve.
Good design is a key aspect of sustainable
development, creates better places in which

to live and work and helps make development
acceptable to communities. Being clear about
design expectations, and how these will be tested,
is essential for achieving this, as is effective
engagement.

NPPF Part 12 states that planning policies and
decisions should ensure that developments:

a) will function well and add to the overall quality
of the area, not just for the short term but over the
lifetime of the development;

b) are visually attractive as a result of good
architecture, layout and appropriate and effective
landscaping;

c) are sympathetic to local character and history,

including the surrounding built environment
and landscape setting, while not preventing or
discouraging appropriate innovation or change
(such as increased densities);

d) establish or maintain a strong sense of place,
using the arrangement of streets, spaces, building
types and materials to create attractive, welcoming
and distinctive places to live, work and visit;

e) optimise the potential of the site to
accommodate and sustain an appropriate amount
and mix of development (including green and
other public space) and support local facilities and
transport networks; and

f) create places that are safe, inclusive and
accessible and which promote health and well-
being, with a high standard of amenity for existing
and future users; and where crime and disorder,
and the fear of crime, do not undermine the quality
of life or community cohesion and resilience.
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National Design Guide

The National Design Guide ‘Planning practice for
beautiful, enduring and successful places’ was
published by the Ministry of Housing, Communities
& Local Government in October 2019. It sets

out the characteristics of well-designed places
and demonstrates what good design means in
practice. The National Design Guide forms part
of the collection of planning practice guidance.
The guide was prepared in the context of social,
economic and environmental change with

rapid developments in technology, a change

in demographics and new lifestyles, and the
increasing issue of climate change.

The guide provides a basic overview of good
urban design principles, beginning with Vitrivius’s
principles for good design: “it should be fit for
purpose, durable and bring delight”. It emphasises
the importance of a development’s context in

its design; and identifies the requirement for a
compelling narrative in the creation of a concept.
The guide is underpinned by ten characteristics
of good design, and is intended to foster local
character, community and be sensitive to climate
change. The ten characteristics are:

= Context — There should be an understanding
of the context, history and the cultural
characteristics of a site and the surroundings.
Well-designed developments respond
positively to the surrounding context beyond
the boundaries of the site.

PLANNING | DESIGN | ENVIRONMENT

Identity — Identity and character stems from the
way buildings, streets and spaces, landscape
and infrastructure combine together. Well-
designed places should appeal to all of our
senses. Many places have positive elements of
character which can help inform the character
of new development. Where scale or density

is very different to an existing place, creating a
new identity may be appropriate.

Built form — Built form can be defined as the
three-dimensional patterns or arrangement
of development blocks, streets, buildings and

" “e\\-designed%o
e

patisime!
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National Design Guide - The Ten
Characteristics of Well-designed Places

open spaces. Compact forms of development
that are walkable, access to services,
recognisable streets and memorable features
can all contribute to well-designed places.

Movement — Successful developments
depend on a network of movement that is
accessible to all and functions efficiently.
Well-designed movement networks should
promote sustainable modes of transport and
incorporate green infrastructure.

Nature — Nature provides a number of benefits
and can contribute towards the quality of place
and to quality of life. Developments should
integrate existing and new natural features
into a multifunctional network, prioritise

nature and provide attractive open spaces in
accessible locations.

Public space — The quality of public spaces
is as important as the quality of buildings.
The creation of well-located, high quality
and attractive public spaces that are safe
and support social interaction is key in well-
designed places.

Uses — Sustainable places should include

a mix of uses that can support a variety of
everyday activities to live, work and play.
Well-designed neighbourhoods should have a
mix of local services and facilities and housing
tenures and types to support people at all
stages of life and be socially inclusive.

= Homes and buildings — Well-designed homes
and buildings should provide a healthy,
comfortable and safe internal and external
environment whilst relating to external amenity
and public spaces.

Resources — With concerns about the
environment and climate change ever
increasing, well-designed places and
buildings are able to conserve natural
resources including land, water, energy and
materials. Developments should have a
layout, form and mix that reduces resource
requirements, be fit for purpose and adopt
materials and technologies to minimise
environmental impacts.

Lifespan — Well-designed places, spaces and
buildings should be made to last by ensuring
good management, being able to adapt

to changing needs and technologies and
providing a sense of ownership to encourage
users to really care for them.

The proposals for the site have been developed in
accordance with the National Design Guide.
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The National Model Design Code (NMDC) was
published in July 2021.

The NMDC provides detailed guidance on the
production of design codes, guides and policies
to promote successful design. It builds on the ten
characteristics of good design that are set out in
the National Design Guide.

National Model -
Design Code

Building for a Healthy Life

ADesign Toatkie for neighbeun ts, Nomes and pabli spaces

Building for a Healthy Life (BHL) was published

in July 2020 and updates Building for Life 12.
BHL is a Design Toolkit for neighbourhoods,
streets, homes and public spaces and has been
written in partnership with Homes England, NHS
England and NHS Improvement. It also integrates
the findings from the three-year Healthy New
Towns Programme led by NHS England and

NHS Improvement. Split into three categories,
the twelve considerations all relate directly to the
NPPF and the National Design Guide. The twelve
considerations capture the areas of design and
placemaking that need most attention but are often
the most overlooked, these include:

Integrated Neighbourhoods
Natural connections
Walking, cycling and public transport
Facilities and services
Homes for everyone

Distinctive Places
Making the most of what’s there
A memorable character
Well defined streets and spaces
Easy to find your way around

Streets for All
Healthy streets
Cycle and car parking
Green and blue infrastructure
Back of pavement, front of home

Manual for Streets (MfS) was published by the
Department for Transport in 2007 to advise how
the design of streets can be enhanced and how
street design can help create better places with
local distinctiveness and identity. MfS mainly
focuses on lightly-trafficked residential streets. The
document emphasises the importance of placing a
high priority on meeting the needs of pedestrians,
cyclists and public transport users. MfS sets out
the key principles of inclusive design:

Places people at the heart of the design
process;

Acknowledges diversity and difference;

Offers choice where a single solution cannot
accommodate all users;

Provides for flexibility in use; and

Provides buildings and environments that are
convenient and enjoyable to use for everyone.

The Chartered Institution of Highways and
Transportation published Manual for Streets 2

in September 2010 as an accompanying guide

to MfS. It builds upon the initial guidance and
explores in greater detail where and how MfS’ key
principles can be applied to busier streets and non-
trunk roads.

The proposals for the site have been developed in
accordance with MfS.
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3.0 Appreciating the Site

The site is situated approximately 2km south west of the centre of Wrexham
where there is a range of local facilities and services including retail parks
and shopping centres, restaurants, banks, a post office and leisure facilities
such as museums, art galleries and a cinema.

There are a number of convenience stores and supermarkets in Wrexham.

Other facilities within Wrexham include GP surgeries, dentists, a hospital,
schools, places of worship, parks and sports facilities.

The site has good access to public transport with the closest bus stop within
400m and 2 train stations within 1.8km.

The Chartered Institution of Highways and Transportation suggests a
maximum preferred distance of a 2000m walk for commuting trips. A 400m
distance is the equivalent of a 5 minute journey on foot.

MfS defines a walkable neighbourhood as one which as a range of facilities
within 10 minutes walking distance (up to 800m), but it is emphasised that
this is not an upper limit. There are a number of local facilities within 800m
of the site including a secondary school, leisure centre, supermarket and
hospital.

‘Site Boundary
‘Sports Club or Leisure Centre

Western Gateway Business Park

) Wrexham Technology Park

Wrexham Maelor Hospital
Schoo!

Supermarket

Rad Station

Erdig Gountry Park

Wraxham City Centre

Erddg
Couniry Park

Maxar, Microsoft

Local

Facilities
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Wat's Dyke to the east of the site dates to the 8"
century or earlier.

Wrexham developed as a trading town in the early
12" century and during the 14" century, prospered
as a market town. By 1391, nearly half of the
inhabitants of Wrexham were economic immigrants
attracted by the woollen and leather industries.

The historic environment baseline assessment
indicates that there are the remains of a late 14" or
early 15" century timber framed hall at Lower Berse
Farm. The Plas Power estate to the west of the site
dates to the 15" century with part of the site to the
West of Berse Lane sitting within the parkland of
the estate.

1915
© Crown Copyright and Landmark Information Group Limited 2022
All Rights Reserved

Wrexham has a strong industrial history dating back
to the industrial revolution in the late 18" century
when the Bersham Ironworks were established on
the Plas Power estate. The ironworks produced
cannons for the British army and cylinders for
steam engines. Bersham village expanded in

the late 18th century and 19" century including
Bersham Ironworks workers housing and estate
cottages.

In the 19th century, coalfields began to be exploited
and steel, leather and brewing industries were
established in Wrexham. By 1833 the population
had expanded to 5,500 and by 1900 it was an
improving commercial centre of over 15,000 people.

1992-1993
© Crown Copyright and Landmark Information Group Limited 2022
All Rights Reserved

The remodelling of the grade II* listed farmhouse
at Lower Berse Farm dates to the 19th century and
includes the remains of the original timber framed
hall

After WWII, these industries ceased and the town
attracted new industries including engineering and
the manufacturing of automotive components,
packing and pharmaceuticals.

The historic mapping from 1879 shows the western
extent of the site to the west of Berse Lane sitting
within the parkland of the Plas Power estate.
Orchards are depicted around Lower Berse Farm.

Today
Maxar, Microsoft

By 1915, the parkland of the Plas Power estate has
been divided into fields.

In 1992-1993, there have been some modifications
to the field boundaries within the site and additional
buildings constructed at Lower Berse Farm. The

Wrexham Bypass is depicted to the west of the site.

Today, there is additional development to the north
of Ruthin Road and to the south of Bersham Road
and Wrexham Technology Park is shown to the
north.

Wrexham received city status in 2022.
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Bersham Conservation Area lies to the south and
south west of the site. It was first designated in
1975 and the boundary was extended in 2003.
The character area of Bunkers Hill and Y Dd6l

lies immediately adjacent to the south western
corner of the site. The Bersham Conservation Area
Assessment describes the overall character of this
part of the Conservation Area as ‘more urban’ due
to the higher-density building layout. Properties
predominately date back to the Victorian and
Edwardian era with red bricks and terracotta ridge
tiles. There is an absence of grass verges and
front gardens with road surfacing and pavements
dominating the streetscape.

Set back from Bersham Road is Bersham Hall
which was rebuilt in 1980 from Ruabon red brick
and exhibits details from the Victorian era. At the
entrance to Bersham Hall, adjacent to Bersham
Road, is Bersham Hall Cottage which dates back
to 1906. The property is rendered with mock Tudor
details. It is likely Bersham Hall Cottage was
originally constructed from red brick.

Yew Tree Villages are highly prominent on the road
leading down to Y Ddél. The villas are constructed
from red brick and are two-storey to the front and
three-storey to the rear. Windows are Edwardian
timber casements, with four panes

A number of important stone boundaries are
present within the Conservation Area to the south
of the site along Bersham Road.

Berse Lane is identified as an important approach
to the Conservation Area from the north.

Bersham Hall, Bersham Hall Cottage, Yew Tree
Village and properties along Ddél Terrace are
highlighted as buildings of visual interest.

Outside of the Conservation Area, to the south of
the site, there are semi-detached properties. These
are two-storey in brick, render and cladding. The
dwellings are set back from the road with private
drives and gardens and bound by metal railings
The properties display modern features with solar
panels on the roof.

Bersham Lane

Yew Tree Cottages

Stone Wall

Semi-detached properties outside of the Conservation Area
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Areas of open space within residential development

Flats along Ruthin Road

qu* :ﬂ

Bungalows along High Ridge Drive

F |

21¢ Century properties in brick and render

N o 4

20" Century detached residential properties

Terraced properties along Edward Street

To the north of the site beyond Ruthin Road is 21
Century residential development. Development

is typically arranged in an estate with cul-de-sacs
and small areas of amenity greenspace. Properties
range from two to three storey and are constructed
from brick with some rendered properties, or
elements of render. The majority of properties
have pitched gable roofs with some hipped roofs.
Properties are varied between detached, semi-
detached and terraced townhouses. Properties
are set back from the pavement edge by private
driveways and gardens. Boundary treatments
comprise low brick walls, hedges and railings.

To the east of the site off Bersham Road is 20"
Century residential development comprising a mix
of one and two storey properties. Properties are
red brick and render with pitched roofs. Properties
are set back by private driveways and front
gardens. The majority of properties are detached.

Wrexham city centre dates back to the Medieval
period with St Giles’ Church forming the principal
structure and focal point around which the area
developed. The narrow alleys which link to the
High Street retain the medieval character.

The High Street is notable for its mainly three
storey properties which date back to the 18" and
19" century. During the Georgian period, many
medieval properties were extended or adapted
using local sandstone or local brick.

Between the suburban residential developments
surrounding the site and the city centre, properties
are of a higher density consisting of rows of
terraced housing constructed from red brick. Many
properties come to the pavement edge whilst
others are set back by small private gardens.
Boundary treatments typically comprise red brick
and the townscape is dominated by on-street
parking
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3.5 Landscape Character

The Site is in National Landscape Character Area 13: Deeside and Wrexham and it is described as a
border area, extending from the mouth of the Dee along the coast as far as Point of Ayr, and inland as far
south as the Ceiriog Valley.

Key characteristics of NLCA 13 include:

= Lowland, foothills and levels - sloping down to the lower Dee and Dee Estuary. Carboniferous Coal
Measures interspersed with outcrops of Millstone Grit, Holywell shales and Cefn-y-Fedw sandstones.
Glacial till, fluvio-glacial and river terrace drift overlay in parts of the valley floor, giving rise to localised
gentle land form variation.

= A single large river, the Dee, traverses the area. The Dee opens out into a broad estuary with tidal
sand and mud flats. A number of minor rivers dissect the landscape, for example, the Alyn and Eitha,
and associated streams.

= Narrow, incised, wooded tributary valleys — many running down from the west.

= Mixed pasture and some arable - and farm woodland cover.

= Archaeology - variety of historic sites indicate the former strategic importance of the coastal route
and the turbulent history of the Marchlands, including Offa’s Dyke and Wat's Dyke. Late Medieval
parklands and ecclesiastical and funerary sites.

= Urban settlements - a strongly settled character is apparent in the central and southern parts
of the character area, with the relatively large, almost linked settlements of Holywell-Connah'’s
Quay-Mold-Wrexham-Ruabon.

= Small settlements — outside urban areas, compact villages associated with landed estates and
isolated farmsteads, or coalesced ribbon developments and encroachment upon commons, which are
the legacy of the former coal and lead mining industries."

The Wrexham LANDMAP SPG identifies that the Site is in Landscape Character Area (LCA) 7d: West
Wrexham Ridges and Valleys. Key characteristics of LCA 7d include:

= Visually varied and complex, including lowland, valleys and hill and scarp areas;

= Characteristic undulating hill slopes with wooded valleys;

= Views towards Wrexham and the lowlands;

= Urban villages and Wrexham linked by roads crossing open lowland farmland area;

= Scattered groups of buildings in local Cefn sandstone and stone-built village cores, individuality in
later additions but much standardised modern housing development.

PLANNING | DESIGN | ENVIRONMENT
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View from Ruthin Road

View from PRoW Footpath ESC/5

There are distant but clear views of the site from Penygelly Road in Coedpath to the west due to the site’s
lower elevation, and the ground plane of the site, hedgerows and woodland are visible. The site is seen in
the immediate context of the surrounding urban area of Wrexham to the north and east.

From the eastern extent of Ruthin Road, there are open views across the north easternmost fields in the
site due to the low hedgerows and lack of trees along this section of the northern boundary. Views towards
the southernmost and westernmost fields, and Lower Berse Farm, are not possible due to field boundary
vegetation in the site and its undulating topography. There are views towards the two telecoms masts in
the site. The site is backgrounded by the Clywdian Range which rises to the west. From the western end
of the road views towards the site are increasingly filtered by the trees that form part of the Site’s northern
boundary.

PRoW Footpath ESC/5 and BER/2 runs west to east along the River Clywedog to the south of the
Bersham Road. From these footpaths, there are oblique northward views towards the Site which are
glimpsed and only available through gaps in the layers of intervening vegetation.
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The site comprises approximately 72.85ha of arable land on the western edge of Wrexham.

The site is bound by Ruthin Road to the north, Brickfield Rangers FC and Homestead Lane to the east,
Bersham Road to the south and the A483 to the west. Berse Lane divides the site into two distinct parcels
of land and forms a link between Bersham Road and Ruthin Road.

A wooded corridor, with hedgerow and trees, occupies the central part of the site. The remainder of the site
is predominantly medium sized arable fields. West of Berse Lane there is a wide wooded belt enclosing a
linear shaped arable field which is next to the A483.

Lower Berse Farm lies in the north western corner of the site which is designated as a Grade II* Listed
Building

There is a small watercourse in the northern part of the site, south of Lower Berse Farm, between Berse
Lane and Ruthin Road/Croesnewydd Road.

The majority of the site is at very low risk of flooding. There are small areas at high risk of flooding in the
north west corner of the site and adjacent to the northern boundary.

There is a network of Public Rights of Way (PRoW) throughout the site. A PRoW Bridleway (BER/3) runs
east-west through the centre of the site along the wooded corridor. A PRoW footpath (BER/4) extends
northwards from the Bridleway to Ruthin Road. Extending south from the Bridleway is a Byway Open to
All Traffic (BOAT) (BER/4) which connects to Berse Lane. PRoW Footpath BER/5 connects the BOAT to
Bersham Road to the south.

The site is not subject to any ecological designations. The tree belt in the south western extent of the site
adjacent to Berse Lane is designated as Restored Ancient Woodland. The site is currently designated as a
Special Landscape Area and Green Barrier.

Site Aerial
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To the north of the site beyond Ruthin Road is 21 Century residential development, employment
development and Wrexham Maelor Hospital.

To the east is Brickfield Ranges FC with a number of sports pitches. Beyond this is Ysgol Clywedog
School and Clywedog Leisure and Activity Centre with associated sports pitch. 20" Century residential
development also lies to the east of the site.

South of Bersham Road is an area of agricultural land which is enclosed by a wooded corridor before land
drops down to the River Clywedog. Bersham and Rhostyllen villages lie to the south of the river. Bersham
is designated as Conservation Area. The northern boundary of the Conservation Area extends to the View from Ruthin Road looking toward.
southern boundary of the site agricultt

Residential development to the north of the site

Agricultural land lies to the west of the site beyond the A483 which is enclosed by woodland blocks further
to the west.

Playing fi Ysgol Clywedog School to the east of the site

Black Lion Pub along B m Road to the south of the site

Bersham Road to the south of the site



