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Dear Gwyn,
LAND NORTH OF BRYN LANE, WREXHAM INDUSTRIAL ESTATE - P/2023/0497
APPLICANT RESPONSE TO CONSULTEE COMMENTS

Please find enclosed a response from CBRE Limited, on behalf of Net World Sports (hereafter referred to as ‘the
Applicant), in relation to several consultation responses provided to date on application reference P/2023/0497.

The below details each consultee and their comments in turn, along with a response from the Applicant where
necessary. This letter should be read in conjunction with the earlier response issued by CBRE (dated 25" October
2023).

Bunds

The case officer has raised concerns regarding the bunds which are proposed as part of the scheme. The case officer
confirmed that they have concerns that the proposed bunds “would prejudice the purpose and effectiveness of the
ecology mitigation areas. Indeed, it seems unlikely that both a bund and an effective ecology mitigation area could be
provided on the same land”.

There is no further evidence or justification provided for this statement and therefore it is not clear why a bund is
considered to prejudice the effectiveness of the ecology mitigation area. Nevertheless, we have responded to this
comment below, incorporating the advice of the Applicant’s ecologist The Environment Partnership (TEP), who have
extensive experience in proposing appropriate mitigation strategies.

TEP have confirmed that the proposed bunds do not prevent an effective ecology mitigation area from being
established. Indeed, the inclusion of bunds can have the following benefits:

e Akey point is that south facing slopes, as proposed within this application, actually provide basking areas for
reptiles and there can be sections of bare earth and scree included to encourage this. For this to be successful,
bunds must be designed at an appropriate gradient.

e |t is possible for hibernacula for amphibians and reptiles to be incorporated into bunds through use of the
appropriate materials, such as crushed stone, which then provides over wintering for these species.

e Tussock forming grasses can also be added to bunds to provide additional habitats for invertebrates which
will be a further benefit.

e Bunds have the potential for good drainage and therefore botanically, with the correct planting mix, floristic
value will be provided and this in turn provides feeding, egg laying and basking opportunities for butterfly
species.

e The northern sides of the bunds can be planted with native shrubs, holly, haze and hawthorn which will provide
cover and food for species.



The majority of the proposed bunds are located within the outline part of the application site. The proposed planting
and gradient of the bunds within this area will therefore be confirmed at Reserved Matters stage, when the above
features can be incorporated.

Additional benefits associated with the proposed bunds include:

e The creation of bunds will involve retaining a significant amount of soil material on site, which will reduce
construction vehicle traffic movements as there is no requirement for significant numbers of vehicles to travel
to and from site to move the soil off site. This has associated benefits in terms of transport, air quality and
noise impacts.

e The proposed bunds have been assessed within the submitted Environmental Statement in terms of their role
as mitigation for both noise impacts upon nearby residential receptors and also as landscape mitigation to
reduce the visual impact of the scheme for receptors located to the north and west of the site. This should
also be considered when assessing the suitability and necessity of the bunds to the northern and north-
western site boundaries.

Overall, it is considered that there are no negative barriers to wildlife and ecology mitigation if the bunds are designed
and managed correctly. The maintenance requirements are not onerous and require the area to be strimmed as
opposed to mowed. The maintenance programme can be secured via a suitably worded planning condition, to ensure
that the mitigation areas are appropriately managed in the future.

Tree Officer
The Tree Officer has objected to the proposed development due to the following:

1. Hard surfacing will increase ground/air temperatures, pollution, energy use, and reduce air/water quality. Cell
planting pits should be included.

2. Highway verge on the primary route should be increased to at least 0.4m width to accommodate required
tree/hedgerow planting.

3. Vehicle parking areas should have wider verges to improve depth and diversity of planting.

4. Position of footpaths from the adjacent highway should be separated by a planting strip/buffer zone to
improve pedestrian health and safety.

5. Wellness trail should have increased planting of native trees and understorey species.

6. Mitigation and enhancement of native hedgerow required.

7. Shrub planting within or adjacent to retained trees and their RPAs should be native.

8. Santamour Guidelines should be used to deliver more diverse tree planting inc. medium/large broadleaf and

evergreen trees.
9. The main roundabout requires an improved landscaping scheme.

10. Overall layout does not ensure suitable landscaping for improving biodiversity, air quality, or local
temperatures.

Please see Appendix A which includes a response from the Applicant’s landscape architect, Nicholsons. The response
relates to the points as numbered above.

Green Infrastructure Statement

A Green Infrastructure Statement has been requested by WCBC to meet the requirements of the recently amended
Planning Policy Wales (Ed 11, 2021) and is currently being prepared. This document will be submitted once available.

Sequential Test

Further to our letter dated 25" October 2023, a sequential test has been conducted in relation to the proposed Use
Class C1use at the site and is appended to this letter (Appendix B).



Clwyd-Powys Archaeological Trust (CPAT)
Further to our letter dated 25™ October 2023, a response to CPAT has been provided and is included in Appendix C.

Public Rights of Way
The WCBC Senior Definitive Map Officer has responded on the application regarding the Public Rights of Way (PRoW).

The Officer has provided the following comments:

e The Application provides a new footpath along the eastern boundary, however the legal line of Holt public
footpath 26 and part of Isycoed public footpath 6 will need to remain open to the public and any outdoor
equipment should not encroach on the footpath.

e WCBC preference would be to add the section linking Holt footpath 26 with Holt footpath 25 and also within
the site the section from Isycoed footpath 6 running adjacent to unit 2 to terminate on Ridley Wood Road (as
shown on the proposed illustrative site masterplan, drawing number 22136-SGP-ZZ-ZZ-DR-A-111001) to the
definitive map for Wrexham by entering into a creation agreement with the landowner under section 25 of the
Highways Act 1980.

e WCBC request that existing stiles leading into the site and within the site are removed and a gap is left, or
where there is a need for the structure this should be a pedestrian gate that meets British Standards
requirements.

The Applicant has reviewed the requests from the Senior Definitive Map Officer and can confirm that they will
undertake the upgrades to remove the existing stiles along Public Rights of Way (PRoW) within the red line boundary
and replace with gates. The Applicant has noted an existing issue associated with mud and puddles adjacent to the
stile where ISY/6 footpath enters the site at the existing stile and so is proposing to put stone down in this area to
assist with the current issues which should make the paths more useable to the public.

We note that the PRoW does enter the site on the ISY/6 path and follows HOL/26 to Francis’s Lane to the north. In
accordance with Schedule 12A of the Highways Act 1980, the statutory width for a PRoW in a field is 1.5m for a field
edge path. The Applicant therefore proposes to maintain a 1.5m grass strip that is occasionally mown against the
eastern boundary hedgerow, which will allow users to continue to use the existing PRoW within the site.

In response to the request for proposed paths within the site to be adopted as PRoW, the Applicant considers that this
is not a suitable option given the wider security considerations of the operational site, which means that some parts of
the site may not be accessible 24/7. However, the Applicant has confirmed that access will be provided which would
enable the public to access between the two PRoWs along the northern boundary (either side of Francis’s Lane) which
would still be an overall benefit to the PRoW network.

Area Schedule

In the application submission, there is reference to construction of new buildings within the outline part of the hybrid
application site collectively providing up to 72,635 sgqm GEA of floorspace for Blc (light industry appropriate in a
residential area), B2 (general industrial), and B8 (storage and distribution) uses, as well as potential ancillary retail/drive
thru facilities, a hotel and a petrol filling station (Use Classes A1, A3, C1and sui generis). However, this floorspace figure
is an error, and this should be reduced to 61,660sqm GEA for the outline component.

This does not affect any of the plans submitted as part of the hybrid planning application. The floorspaces reported
for the detailed part of the hybrid application are also unaffected.

In respect of the Environmental Statement (ES), the higher area schedule used for the ES, which included the 72,635
sgm GEA for the outline area, continues to represent a worst-case scenario for all technical assessments. This is with
the exception of the socio-economics assessment, where a higher area schedule would overinflate the beneficial effects
associated with the generation of operational employment. However, as reported in ES Chapter 7: Socio-Economics, a
minimum worst-case has already been used to inform the basis of the assessment (47,000 sgm), which is still
considered to be a reasonable worst-case. Based on this, the assessment undertaken in the EIA continues to remain
robust and the conclusions of the ES remain valid.



As such, no replacement plans or technical documents are considered to be required as a result of this correction.

Summary

If you have any further queries or comments in relation to the above, please do not hesitate to contact me using the
details provided.

Yours sincerely

Helen Clarkson
Associate Director - Planning & Development
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RESPONSE TO TREE OFFICER COMMENTS ON TREES AND LANDSCAPING

Project Land North of Bryn Lane, Wrexham Industrial Estate, LL13 9US

Case No P/2023/0497

Date 04 October 2023 From Wrexham County Borough Council
received Jon Brewin — Tree Officer

Date 30 October 2023 By Jonathan King CMLI

response Senior Landscape Architect - Nicholsons

This note has been prepared in response to comments from Wrexham County Borough Council’s
(WCBC) Tree Officer in relation to planning application reference P/2023/0497. The following
addresses each point in turn and should be read alongside the comments from WCBC (04/10/2023).

Hardsurfacing across the site - It is agreed that additional trees in car park hard surface areas
would have an environmental benefit. For the outline areas of the hybrid application
landscaping is a reserved matter and therefore the soft landscaping of these areas is not
applied for in detail, and will be confirmed at a later (Reserved Matters) stage. The request
for cell structured planting pits within hardstanding areas has been proposed by the Tree
Officer; however, these would not be effective in single bay spaces due to kerb haunching and
construction foundations. Inclusion of trees in lorry parking areas and service yards is not
feasible due to the turning radii and mechanics of HGV driving. It should be borne in mind that
even with soil supporting grids helping the rootballs, there is always the possibility of clash
between vehicles and trees when they are notched in between parking spaces, even with tree
protection guards installed.

Highway verges — the layout plans show a 4m wide pathway adjacent from the road kerblines
with 5m+ landscape verges thereafter in which the trees and planting are situated. We feel
that this kerb offset layout is suitable for an industrial area site. If trees are planted within a
planted margin adjacent to the road, there will be conflict between the developing canopy of
the tree and high sided HGV vehicles, and this would not aid long term development of the
trees. Having the trees and planting beyond the 4m offset will allow sufficient root spread into
surrounding soil and aid long term establishment. There is also the clash with services and
drainage if trees are planted within a margin next to the road as roots generally gravitate
towards a source of water or moisture within the ground and could result in future pipe
maintenance issues. The provision and maintenance of utilities along this verge is always a
concern as any trees planted within this area could also be subject to future poor construction
practices that affect root zones. Our main ‘Avenue’ of trees is along the stretch adjacent to
units 1 and 2, as shown on the illustrative masterplan. The planting space is linear, bordering
unit 1 and the response was to include an avenue of Pin Oak trees, underplanted with locally
important bulbs and larval food plants beneath within a wildflower grass mix. This tree avenue
is repeated both sides of the road to achieve a balanced approach. Where we have more space
on the south side by unit 2, we have also included a more informal arrangement of trees of
varying species that respond to the existing trees in that area around the pedestrian path and
seating areas.



Vehicle parking areas — the planting approach in the parking areas is more ornamental and
formal as these areas will have high user volume and species selected are suitable for such
linear parking spaces. Evergreen and flowering shrubs, groundcover and ornamental grasses
are used in these areas combined with trees where possible. This approach does contrast
with a much more natural and native approach in the wider site where potentially 1,121 no.
trees are to be planted (half of which are in outline areas where planting is indicative only at
this stage). This is coupled with the native hedgerow planting which would deliver a potential
4.83km of hedgerows as well as native scrub, aquatic marginal, bulbs, larval food plants and
wildflower grass mixes in the appropriate areas. Consideration should be given to the different
planting approaches in different areas and the overall combined effect within the site.

Pedestrian footpath buffers — this is a similar issue to the highway verges (item 2) as a strip of
trees and planting in this position would have potential problems for flourishing long term
given the vehicular use of the road. We feel that having clear view lines adjacent to the roads
would actually aid safety for both pedestrians and vehicular users. We would also question
how a strip of planting could realistically benefit air quality and noise reduction within a
limited area where much larger areas of space are needed to make those beneficial impacts.

Wellness Trail — there are certain areas of the trail along the eastern boundary that do not
have as many large native trees as originally envisaged due to the gas easement requirements
set out by Wales and West Utilities. Trees in general and especially large stature trees cannot
be planted within certain corridors from the centre line of the pipe and we have adhered to
those guidelines. In other areas, we feel that we have achieved a good balance of trees, with
wildflower grass, native shrub (scrub), aquatic and marginal planting that can be maintained
within a sensible management program going forward. Gathering spaces along the trail have
been identified and associated tree planting and scrub planting provides a more protected
intimate feeling.

Hedgerows — we have incorporated over 4.8km of new native hedgerows within the scheme
(2.57km in the detailed component and potential for 2.26km in the outline component, as
shown on the illustrative landscape masterplan). Many of these hedgerows surround and link
the plots such as Units 1 and 2 and in between units 6, 7, the potential hotel and units 8, 9, 10
(as shown on the submitted Illustrative Masterplan). These act as habitat and foraging
corridors linking to the existing boundary hedgerows and beyond. We feel that the provision
for native hedging is sufficient within the site.

Existing trees and ponds interface — this is a valid point about increasing the water table within
the vicinity of existing mature trees but we have considered that the 3no existing ponds in this
area will have already an impact on the current water table. We could reconsider the position
of 3no of the closest proposed ponds or incorporate some form of lining for the new ponds
which could alleviate the issue, which could be secured via a suitably worded planning
condition at detailed design stage. The combination of stepping-stone ponds, aquatic
planting, native scrub planting with the existing large trees within the central ecological
corridor is a key landscape and ecological feature as the intention was to complement the 3no
existing ponds within that area. All shrub (scrub) planting mixes within the site are native. We
only propose ornamental shrub and groundcover species in key areas and appropriate spaces
such as entrance nodes and car park zones.
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8. Tree species diversity — we have included a range of 20 native tree species within the regular
standard mix, with only 3 of the same genera (Prunus spp), 2 Quercus spp, Salix spp and Sorbus
species. We haven’t strictly followed the 10-20-30 rule as such but the species selection was
based on an understanding of the locality through guidance documents produced by the
North Wales Wildlife Trust. Large mature broadleaved and evergreen trees are located
carefully throughout the site, especially Pedunculate Oak which are given plenty of space in
which to mature in a pattern similar to the existing oaks on site and those throughout the
boundary hedgerows and planted areas within Wrexham Industrial Estate. Native Scots Pine
are also included in a similar manner. Longevity, biodiversity, provenance and habitat were
considered during the selection process. We have used some cultivar species in car park areas
but the majority of these are based on native trees. 7no species of hedgerow trees proposed
are also native. We wanted to achieve a structured strategy of species rather than a wider
random approach and the ability to be sourced locally was considered.

9. The roundabout is within Wrexham Council Highways ownership and as adopted highways
land the Applicant has not sought to redesign this area as this is not within the Applicant’s
control and could present an additional landscape maintenance cost to the Council.

10. Overall — the proposed landscape within the site layout does provide many elements that
contribute to biodiversity and sustainability with circulation routes close to existing retained
native hedgerows and trees, increase in water bodies to enhance habitats and significant
native hedgerows throughout. Inclusion of rest and seating areas, exercise areas, pondside
decking, feature structures and SUDS swales all contribute within a setting of native trees and
wildflower grasslands that can support a meaningful range of wildlife habitats and useable
spaces.

The tree planting strategy responds to the arrangement of buildings and the subsequent space
for planting in those areas. A more loose, natural arrangement is shown where we have a
similar building arrangement in that western area, which contrasts with a more linear
approach in the avenue area to the east. The trees in linear spaces still perform a valuable
function of screening and biodiversity especially when considering the ground layers of
vegetation. We feel that having a random mix of trees throughout the whole site would not
be an appropriate response in terms of design and we have to combine the functional and
aesthetic to achieve a considered and balanced outcome.

This note has highlighted that the proposed development will result in a substantial amount

of additional net planting of trees and hedgerows, to the benefit of the site and its
surroundings.

Jonathan King BA(Hons), DipLA, Ml Hort, CMLI
Senior Landscape Architect
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Land North of Bryn Lane - Sequential Test

Sequential Test
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Sequential Test

1.0 Introduction

11

1.2

1.3

14

This Sequential Test report has been prepared by CBRE Limited on behalf of Net World Sports (‘the
Applicant?) in support of a hybrid planning application for a proposed development known as ‘Utopia City’ on
Land North of Bryn Lane, Wrexham Industrial Estate (ref. P/2023/0497).

The proposals include a range of uses, including Use Classes B1(c), B2, B8, A1, A3, C1 and Sui Generis
floorspace including ancillary office space (Use Class B1a), access, servicing, parking and landscaping.

The description of the proposed development is as follows:

Hybrid application seeking: Full planning permission for demolition of existing buildings and the severable
and phased erection of Class Blc/B2/B8 development with ancillary Class Bla floorspace and associated
infrastructure (including substation and access); and Outline planning permission for the severable and
phased construction of Class Blc/B2/B8 development with ancillary Class Bla floorspace; retail, drive-thru,
hotel, petrol station (Classes A1/A3/C1/sui generis); and associated infrastructure (all matters reserved).

The application site comprises agricultural land to the north of Bryn Lane, Wrexham Industrial Estate (the
‘Site”), as shown on the location plan below.

Figure 1: Site Location, Source: SGP Architects
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Sequential Test

1.5

1.6

1.7

1.8

1.9

1.10

1M

The Site is not allocated for a specific use in the statutory development plan (Wrexham Unitary Development
Plan, 2005) and is located outside of the Wrexham Industrial Estate Settlement Limit on Wrexham County
Borough Council's (WCBC), adopted proposals map. The site is out of centre in retail sequential terms.

However, the Site is identified as a Key Strategic Site in the draft Local Development Plan (LDP) under draft
Policy SP11 ‘KSS3: Land to the north of Bryn Lane, Wrexham Industrial Estate’ for 28ha of Use Class B
employment uses.

The LDP has been found sound by an Inspector following examination; however, at an Extraordinary meeting
on 19th April 2023, and at a further meeting on the 14th June 2023, the Council voted against the adoption of
the LDP. As the LDP has been through examination and been endorsed by a Planning Inspector, this still
forms a significant material consideration in the determination of this planning application.

It should be noted that during the two meetings and subsequent votes regarding whether or not to adopt the
LDP, the application site or the proposed allocation of the site in the LDP were not a point of discussion or
reason for voting against the adoption of the LDP.

The Planning Statement addresses the need for the development and the socio-economic benefits of the
scheme in detail.

Following submission of the application, the Case Officer has requested a sequential test in line with the
requirements of paragraph 4.3.18 of Planning Policy Wales (PPW) (Ed. 11, 2027D.

This report is structured as follows:

= Section 2: Planning Policy - provides an overview of the planning policy requirements for the
sequential test;

= Section 3: Scope of the Sequential Test — details the non-employment uses proposed and
establishes which uses are to be considered in the sequential test;

= Section 4: Sequential Test - details the findings of the sequential test; and

= Section 5: Summary & Conclusions - details the main conclusions of this report.
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2.0 Planning Policy

21

22

23

This chapter summarises relevant planning policy relating to the sequential test requirement. The statutory
development plan for WCBC currently comprises the Wrexham Unitary Development Plan (UDP) (adopted
2005), which covers the plan period 1996 to 2011. It is important to note that this plan period ended 12 years
ago and therefore there are saved policies which are out of date and inconsistent with national policy.

As detailed in Section 1.0 of this report, the emerging Wrexham Local Development Plan is to be given
significant weight in the decision-making process.

Other material considerations include Planning Policy Wales (PPW) and Technical Advice Note 4 (2016).

Planning Policy Wales (2021)

2.4

25

Planning Policy Wales (PPW), published in February 2021, sets out the land use planning policies of the Welsh
Government. It is supplemented by a series of Technical Advice Notes (TANs), Welsh Government Circulars,
and policy clarification letters which together with PPW provide the national planning policy framework for
Wales.

The Welsh Government states that the primary 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 (paragraph 1.2). There is a presumption in favour of
sustainable development in accordance with the development plan, unless material considerations indicate
otherwise (paragraph 1.18).

Active and Social Places

26

27

28

29

210

Planning authorities need to ensure that residents of existing and new communities have access to jobs and
an appropriate range of community facilities including recreation, leisure, health and education (paragraph
4.0.2).

New development should be located and designed in a way which minimises the need to travel, reduces
dependency on the private car and enables sustainable access to employment, local services, and community
facilities.

In determining planning applications, planning authorities must ensure development proposals, through their
design and supporting infrastructure, prioritise provision for access and movement by walking and cycling
and, in doing so, maximise their contribution to the objectives of the Active Travel Act (2013) (paragraph
4.1.34).

Section 4.3 Retail and Commercial Development sets out that retail and commercial centres are hubs of social
and economic activity, and the focal point for a diverse range of services. They are highly accessible to
different modes of transport and are the most sustainable locations for new development.

In regards to the sequential test, PPW sets out that the Welsh Government operates a ‘town centres first’
policy in relation to the location of new retail and commercial centre development, and in implementing this
policy, local authorities should adopt a sequential approach to the selection of new sites in their development
plan and when determining planning applications for retail and other complementary uses (paragraph 4.3.18).
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212

213

If a suitable site or building to meet identified need is not available within a retail and commercial centre or
centres, then consideration should be given to edge of centre sites and if no such sites are suitable or
available, only then should out of centre sites in locations that are accessible by a choice of travel modes,
including active travel and public transport, be considered. Developers should demonstrate that all potential
retail and commercial centre options, and then edge-of-centre options, have been thoroughly assessed using
the sequential approach before out of centre sites are considered (paragraph 4.3.19).

Paragraph 4.3.20 sets out that the sequential approach applies to retail and ‘all other uses complementary to
retail and commercial centres’, including:

e Financial and professional services (Use Class A2);

e Food and drink (Use Class A3);

e Offices (Use Class B1);

e Hotels (Use Class C1);

e Educational and other non-residential establishments (Use Class D1);
e Leisure (Use Class D2); and

e Certain other uses such as laundrettes and theatres.

Planning authorities should be flexible in their approach where it is necessary. The nature of a proposed use is
likely to determine what type of centre (i.e. higher or lower order centre) is most appropriate as a starting
point for the sequential approach process.

Productive and Enterprising Places

214

215

Wherever possible, planning authorities should encourage and support developments which generate
economic prosperity and regeneration (paragraph 5.4.4). Development should be co-ordinated with all forms
of infrastructure provision such as transport and utilities (paragraph 5.4.13).

Economic clustering typically occurs when businesses from the same or similar industry, or with a common
interest, choose to locate in close proximity for mutual benefit. Businesses can benefit from shared facilities,
infrastructure, local pools of skilled and qualified labour, common supply chains, and links to higher education
(paragraph 5.4.16). Planning authorities should seek to support the development of business networks and
clusters (paragraph 5.4.17).

Technical Advice Note 4 Retail and Commercial Development (2016)

2.16

217

218

Technical Advice Note (TAN) 4 Retail and Commercial Development provides guidance on the role of land
use planning in retail and commercial development.

Section 7 sets out the requirements of the sequential test, which supports the Welsh Government’s policy
objective of promoting centres identified in the retail and commercial centre hierarchy as the most
sustainable locations to live, shop, socialise and conduct business.

Planning applications for retail, leisure and other complementary uses should be subject to the sequential
test. The sequential location of development plan allocations or planning applications should be considered in
the following order:
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e Firstly, within retail and commercial centres identified in the retail hierarchy where suitable sites, or
buildings for conversion are available. Where this relates to a development plan allocation, they must be
available for development within the plan period. Local planning authorities should ensure that any
development plan allocation or planning application is of an appropriate scale in relation to the role and
function of the centre.

e If no suitable sites are available in retail and commercial centres then edge-of-centre locations should be
considered, with preference given to brownfield sites that are or will be well connected to the existing
centre and accessible by a variety of means of transport, particularly walking, cycling and public
transport.

e  Only when retail and commercial centres and edge of centre locations have been considered and found to
be unsuitable can out of centre options within, and then outside, a settlement area be considered. Where
out of centre sites are concerned preference should be given to brownfield sites which are or will be well
served by a choice of means of transport and are close to an established retail and commercial centre.

In terms of suitability, TAN 4 sets out that suitability refers to a site’s attributes and whether these are
sufficient to meet the development requirements of a proposal. Paragraph 7.2 states:

“Where a developer favours a development site on the edge of or outside a retail and commercial centre the
developers will need to provide evidence to explain why potential sites or buildings within the centre are
unable to accommodate the format, scale and design of a proposed development.”

Unitary Development Plan (2005)

220 The Unitary Development Plan (UDP) (2005) covers the plan period 1996-2011 and provides a framework for

221

222

local decision making. The plan is divided into two parts: Part 1 outlines the Council’s broad intention for
development and provides a framework for more specific policies and proposals; Part 2 constitutes the
Council’s specific policies and provides detailed guidance for development.

Policy S2 states that outside of the principal shopping streets of Wrexham Town Centre, encouragement will
be given to ground floor retailing proposals. Mixed use commercial development will be allowed only if it
enhances the vitality and environmental quality of the area.

Policy S3 sets out that only where there is a clearly defined need which cannot be accommodated on a site or
sites in preferred locations, should out of centre sites accessible by a choice of means of transport, be
considered. A developer must demonstrate that all potential sites in preferred locations have been thoroughly
assessed, before proposing less central sites for other key town centre uses.

Emerging Wrexham Local Development Plan 2013-2028

223

The application site is identified in the emerging LDP as a Key Strategic Site under draft Policy SP11 ‘KSS3:
Land to the north of Bryn Lane, Wrexham Industrial Estate’ for 28ha of Use Class B employment uses.

224 Draft Policy EM2 Provision of Supporting Facilities for Employees in Business, Industrial and Warehousing

Developments sets out that provision for open space, public realm, leisure, food and drink, and child-care
facilities will be appropriate in the employment areas shown on the proposals map, provided:

i. the facility is of an appropriate size and scale and is subordinate in its nature to meet the needs of
workers in the vicinity and does not result in an over concentration of such facilities in one aresa,

ii. the proposal does not impact on the status and character of the employment area for B1, B2 or B8 uses,
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2.25

2.26

227

iii. the operations of other industrial and employment uses in the vicinity of the site would not be adversely
affected, and

iv. the proposal would not result in significant levels of visitor traffic into the area or exacerbate existing
traffic conditions.

In the justifying text the Council highlight that the absence of such facilities in an employment area can
increase travel demand and make the areas less attractive to employers and employees. Where new
employment areas are proposed, the need for such facilities should be considered as part of the overall
development scheme. In all cases, only facilities of an appropriate nature and scale to meet the needs of
employees will be permitted.

Policy R1 Retail, Leisure and Commercial Centre Hierarchy of the emerging LDP sets out the centre hierarchy
for proposals:

e  Wrexham Town Centre,

e The District Centres of Cefn Mawr and Gwersyllt,

e The Local Centres of Borras, Chirk, Coedpoeth, Gresford, Llay, Penybryn and Rhosllanerchrugog,
e The Village Centres of Brynteg, Holt, Ruabon and Rossett, and

e The Neighbourhood Centres of Churchill Drive, Garden Village and Park Avenue, Wrexham.

Draft Policy R6 Retail, Leisure and Commercial Development (Edge and Out of Centre) states that proposals
in such locations will need to demonstrate compliance with the National Planning Policy sequential test; the
preference is first to locate new development within a retail, leisure and commercial centre. Where proposals
demonstrate there are no suitable available sites or premises within these centres, then edge of centre sites
can be considered and if no such sites are suitable or available only then should out of centre sites be
considered.
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31

32

33

34

35

3.6

3.7

3.8

Non-employment uses

The proposals include a range of uses, including Use Classes B1(c), B2, B8, A1, A3, C1 and Sui Generis (petrol
filling station) floorspace including ancillary office space (Use Class B1a), access, servicing, parking and
landscaping.

The application is hybrid in nature, with employment uses and associated infrastructure applied for in the
detailed element and a mix of employment, retail, food and drink, hotel and petrol filling station uses applied
for in the outline element of the application site. The overall quantum of Use Class A1, A3, C1 and/or Sui
Generis use floorspace would not exceed 16,150 sq m Gross External Area (GEA).

As set out in Section 2.0 of this report, PPW requires a town centre first approach for retail and ‘all other uses
complementary to retail and commercial centres’ (paragraph 4.3.18).

The application site does not benefit from a land use allocation which includes use classes A1, A3 or C1in the
adopted or emerging development plan, and is outside of a defined centre.

However, in the emerging LDP draft Policy EM2 Provision of Supporting Facilities for Employees in Business,
Industrial and Warehousing Developments sets out that provision for open space, public realm, leisure, food
and drink, and child-care facilities will be appropriate in the employment areas shown on the proposals map
subject to the facility being an appropriate size and scale and subordinate in nature to the employment use of
the area.

Therefore, the proposed Use Class A1and A3 uses are considered to be appropriate for the proposed location,
in accordance with Policy EM2. Specifically, the proposals satisfy the four tests as set out in this policy
regarding the appropriate sizing of such facilities; the need to ensure the character of the area for
employment use is not undermined; the operations of other employment uses in the area are not adversely
affected; and that there would not be a significant level of visitor traffic to the area as a result of the proposed
ancillary uses.

Policy SP9 of the LDP Economic Growth Employment and Enterprise sets out that WCBC will ensure an
overall provision of employment land within the Borough of 96.73ha. The KSS3 allocation is for 28ha; however
whilst there is an amount of non-B1, B2 and B8 use proposed (16,150 sq m GEA), this is ancillary to the
proposed employment floorspace (108,764 sq m GEA) and therefore still aligns with criteria ii of policy EM2, in
terms of ensuring the ancillary uses do not impact the status and character of the employment area.

It is also pertinent to consider that Matters Arising Change (MAC) 20 removed 16.82ha of employment land
from the LDP as, at the time of the Matters Arising consultation, the land at Kingmoor Park still had
permission for a power station that could have been implemented. However, the consent has now expired and
there is a pending application (Ref: P/2023/0280) for employment development of use class B8. The site area
is 25.4ha which includes land for ecological mitigation. The approval of this application would increase the
overall employment floorspace at the Industrial Estate by 93,019sgm which is the floorspace area proposed
across the three units. The proposed uses which are not B1, B2 and B8 use on the proposed site at Land to the
North of Bryn Lane totals 16,150 sqm; therefore the A1, A3, C2 and sui generis uses proposed would not harm
the character of the employment area or the overall employment land supply because there would be no net
loss of employment land given the additional floorspace proposed at Kingmoor Park.
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39

310

3.11

312

313

314

315

3.16

317

318

Whilst this demonstrates that there is no overall loss in employment land (subject to both applications being
approved), even if the Kingmoor Park proposal is not approved, the Applicant considers that the proposed
development at Land to the North of Bryn Lane remains acceptable in accordance with Policy SP9 and Policy
EM2 of the LDP. Both applications should be determined on their own merits.

Therefore, regardless of the above, a sequential test has been carried out, as documented in this report. Of
note, there is no policy requirement to undertake a sequential test for a petrol filling station as this is a Sui
Generis use rather than retail or ‘other complementary uses’, as defined by paragraph 4.3.21 of PPW, which
would warrant a sequential test.

A sequential test for the Use Class A1and A3 uses is not considered necessary as such uses are considered to
be acceptable in employment areas, as set out in the LDP.

A sequential test for proposed Use Class A1, A3 and Sui Generis uses is therefore not considered to be
necessary or justified. The purpose of this report is therefore to set out the sequential test which has been
undertaken for the Use Class C1 use (proposed hotel), in accordance with Section 4 of Planning Policy Wales.

The proposed hotel is one of several potential non-employment uses that could be developed in the outline
part of the hybrid development. As such the total floorspace for the hotel is not fixed. The Transport
Assessment which accompanies application reference P/2023/0497 has assumed that the hotel could
accommodate 100 bedrooms. For the purposes of this sequential test we have considered that this would
equate to a site size of 0.65ha.

Justification for proposed hotel use

The location of the proposed hotel as part of the wider scheme is a key benefit as the development will help to
strengthen the offer to those visiting Wrexham Industrial Estate, and in particular the users of the lorry park.

Specifically, the proposed ancillary uses at the application site, including the hotel, have been identified by the
Applicant as those necessary to serve the existing and future extension to Wrexham Industrial Estate. The
current estate employs thousands of people; however it lacks facilities to meet the needs of employees and
visitors.

Wrexham Industrial Estate is the UK’s second largest industrial estate, extending to over 550ha and is
recognised as a regionally and nationally important employment area. The Industrial Estate is home to over
340 businesses and employs over 10,000 people’.

Despite its size and status, the Industrial Estate lacks a hotel offer as well as other amenities that employees
would traditionally seek on an industrial estate of this size. There are no hotels located within the existing
Industrial Estate boundary. The nearest hotel is Holt Lodge, which is 2.7km to the north of Wrexham Industrial
Estate. This is not considered to be a sustainable approach to servicing the needs of visitors to Wrexham
Industrial Estate as it provides limited choice and does not support sustainable travel options between hotel
and Industrial Estate for the duration of the visitors’ stay.

Trafford Park is the largest industrial estate in the United Kingdom, with Wrexham Industrial Estate the
second largest. Trafford Park Industrial Estate includes a number of hotels and amenities, such as retail
outlets and food and drink outlets which have not diluted the employment nature of the area, thus
demonstrating that these uses can be features of a successful industrial estate and therefore should be
considered appropriate in Wrexham. Slough Trading Estate is a further example which also includes a hotel

" https://wrexham-industrial.com/
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319

3.20

3.21

alongside other ancillary uses, such as a gym and this is a successful industrial estate which shows that the
ancillary uses can support the main purpose of the area.

A further key consideration is that the proposed development at land north of Bryn Lane includes a HGV
parking area, in order to address known problems on the Industrial Estate relating to informal parking of
HGVs in the local area, which causes amenity issues for local occupiers and residents. The inclusion of the
HGV parking area will enable drivers and those in the logistics sector to park vehicles in a safe area and then
access the hotel, if necessary. Alternative sites within Wrexham Town Centre, District Centres, Local Centres,
Village Centres or Neighbourhood Centres would not be appropriate as this would increase the number of
HGVs within these areas which would have potentially significant adverse impacts in terms of highways, noise,
air quality and visual amenity. It therefore follows that the hotel and lorry park need to be located within close
proximity to one another in order to address existing issues at the Industrial Estate, which would not be
possible if the hotel is not within the Industrial Estate.

The location of a hotel within the Industrial Estate would assist in promoting sustainable forms of travel
between accommodation and destination and could provide conference facilities or meeting rooms to support
existing and future businesses. This supports PPW’s policy aims regarding Active and Social Spaces and
Productive and Enterprising Places, particularly in relation to promoting economic clustering.

This context is considered during the sequential test when assessing the suitability of in centre and edge of
centre sites for a proposed hotel use of c. 0.65ha. The findings of the sequential test are explored in the next
section.
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4.0 Sequential Test

41  The application site is out of centre in sequential terms. CBRE has sought to establish whether there are any
sequentially preferable sites within or on the edge of a designated centre, which are capable of
accommodating the proposed development (without requirement to disaggregate etc.) which should be
assessed. It is considered that in operating in the ‘real world’, the approach to site selection should not
fundamentally compromise the development as proposed.

42  Policy R1 Retail, Leisure and Commercial Centre Hierarchy of the emerging LDP sets out the centre hierarchy
for proposals:

e Wrexham Town Centre,

e The District Centres of Cefn Mawr and Gwersyllt,

The Local Centres of Borras, Chirk, Coedpoeth, Gresford, Llay, Penybryn and Rhosllanerchrugog,

The Village Centres of Brynteg, Holt, Ruabon and Rossett, and

e The Neighbourhood Centres of Churchill Drive, Garden Village and Park Avenue, Wrexham.

43  The approach taken to identify potentially sequentially preferable sites is set out below:

1. CBRE identified all available sites within or on the edge of Wrexham Town Centre which are being actively
marketed and meet the size threshold;

2. CBRE reviewed all hotels currently marketed for sale within the Wrexham borough to identify any
potentially available sites; and

3. The in centre and edge of centre allocated sites within the LDP were reviewed to identify if any sites
would be suitable for the proposed hotel use.

4.4 For the purposes of the assessment, ‘edge of centre’ was taken to mean sites within 300m of the centre
boundary. The assessment approach is set out below, in relation to suitability and availability, in line with the
requirements of TAN 4.

Availability & Suitability
45  The availability of sites has been assessed using the following steps:

1. CBRE identified all available sites within or on the edge of Wrexham Town Centre which are being actively
marketed;

2. CBRE reviewed all hotels currently marketed for sale within Wrexham to identify any potentially available
sites;

3. Consideration as to whether the identified sites meet the site size threshold; and
4. Consideration of the suitability of the sites in relation to the proposed development.

46  CBRE has used the following websites to identify all available sites which are being actively marketed. The site
of the proposed hotel is c. 0.65ha and therefore sites over 0.5ha have been considered as complying with the
site size threshold, demonstrating that a flexible approach has been taken by the Applicant:
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a. Rightmove
b. Property Link Estates Gazette
c. AddLand

4.7 All of the sites are either in or on the edge of centres in order to comply with the settlement hierarchy as set out
in paragraph 2.26.

4.8 The table below sets out the sites which have been identified:
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Table 4.1 - Schedule of sites being actively marketed in or on the edge of defined centres

Address

1 Maes Eithan,
Brynteg, Wrexham
Residential
Development Site,

2 Henblas Road,
Rhostyllen,
Wrecsam, LL14
4AD
St Giles Way

3 Wrexham Town
Centre, Wrexham,
LL13 7DD
Wrexham - 19TH

4 Century Town
Centre Public
House

Use Class (if applicable)

C3

C3

N/A - Suitable for mixed
use development to
include offices, restaurant,

leisure, hotel, residential or

community use subject to
planning

A3

Size

348 sqgm

0.14 ha

1.19ha

360 sgm
approximate
site area

Marketing
Details /
Comments

Jones
Peckover,
Denbigh

Halls
Commercial,
Shrewsbury

Lambert
Smith
Hampton,
Manchester

Sidney
Phillips
Limited,
North West

Plot for sale in Maes Eithan,

Brynteg, Wrexham, LL11

(rightmove.co.uk)

Land for sale in Residential
Development Site, Henblas
Road, Rhostyllen, Wrecsam,
LL14 4AD, LL14
(rightmove.co.uk)

Office for sale in St Giles
Way Wrexham Town
Centre, Wrexham, LL13 7DD,
LL13 (rightmove.co.uk)

A Commercial Property For
Sale In Wrexham, Wrexham,
LL13 8NB | Freehold | 1.19
Hectares
(estatesgazette.com)

Pub for sale in Wrexham -
19TH Century Town Centre
Public House, LLM
(rightmove.co.uk)

Commentary

Site size threshold not
met

Site size threshold not
met
The site is located

within Wrexham Town
Centre and therefore
the location is not
considered appropriate
to meet the locational

requirements of the
hotel and associated
lorry park.

The site is also almost
double the size of the
current proposed site
of the hotel.

Site size threshold not
met.

Outcome

Site
Discounted

Site
Discounted

Site
Discounted

Site
Discounted
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https://www.rightmove.co.uk/properties/139208564#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/139208564#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/139208564#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/86317188#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/86317188#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/86317188#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/86317188#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/86317188#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/83665682#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/83665682#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/83665682#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/83665682#/?channel=COM_BUY
https://propertylink.estatesgazette.com/property-details/6419399-st-giles-way-wrexham-town-centre-wrexham-ll13-7dd
https://propertylink.estatesgazette.com/property-details/6419399-st-giles-way-wrexham-town-centre-wrexham-ll13-7dd
https://propertylink.estatesgazette.com/property-details/6419399-st-giles-way-wrexham-town-centre-wrexham-ll13-7dd
https://propertylink.estatesgazette.com/property-details/6419399-st-giles-way-wrexham-town-centre-wrexham-ll13-7dd
https://propertylink.estatesgazette.com/property-details/6419399-st-giles-way-wrexham-town-centre-wrexham-ll13-7dd
https://www.rightmove.co.uk/properties/118353788#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/118353788#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/118353788#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/118353788#/?channel=COM_BUY
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Bangor University

Investment,
Wrexham Campus,
Unit G,
Archimedes
Centre, Wrexham
LL137YP

Brynisa Road,
Brynteg

High Street,

Pentre Broughton

Henblas Road,
Rhostyllen,
Wrecsam, LL14
4AD

Site At  Royal

British Legion, Llay
New Road, Watts

Dyke, Llay,
Wrexham,
Wrexham, LL12
ORL

B1

C3

A1/C3

C3

The property comprises a
development site
extending to 0.53 acres
with detailed planning
permission for a new build
convenience store
extending to 3,820 sq ft
together with 16 car
parking spaces and a new,
independent access from
Llay New Road

633 sg. m

0.17ha

45 sgm

0.114ha

0.21ha

Bolton Birch,

Chester

Town
Country
Estate
Agents,
Wrexham

Town
Country
Estate
Agents,
Wrexham

Halls

Legat Owen

&

Office for sale in Bangor
University Investment,
Wrexham Campus, Unit C,
Archimedes Centre,
Wrexham LL13 7YP, LL13
(rightmove.co.uk)

Plot for sale in Brynisa
Road, Brynteg, LLT
(rightmove.co.uk)

Hairdressers or barber shop
for sale in High Street,
Pentre  Broughton, LL11
(rightmove.co.uk)

A Commercial Property For
Sale In Wrexham, Wrexham,
LL14 4AD | Freehold | 0.28
Sq Ft (estatesgazette.com)

A Land For Sale Or Rent In
Wrexham, Wrexham, LL12
ORL | Freehold | 0.53 Acres
(estatesgazette.com)

Site
met

Site
met

Site

met.

Site
met

Site
met

size threshold not

size threshold not

size threshold not

size threshold not

size threshold not

Site
Discounted

Site
Discounted

Site
Discounted

Site
Discounted

Site
Discounted
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https://www.rightmove.co.uk/properties/138135812#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/138135812#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/138135812#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/138135812#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/138135812#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/138135812#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/137053487#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/137053487#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/137053487#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/134944583#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/134944583#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/134944583#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/134944583#/?channel=COM_BUY
https://propertylink.estatesgazette.com/property-details/6923126-residential-development-site-henblas-road
https://propertylink.estatesgazette.com/property-details/6923126-residential-development-site-henblas-road
https://propertylink.estatesgazette.com/property-details/6923126-residential-development-site-henblas-road
https://propertylink.estatesgazette.com/property-details/6923126-residential-development-site-henblas-road
https://propertylink.estatesgazette.com/property-details/6883070-site-at-royal-british-legion-llay-new-road-watts-dyke-llay-wrexham-wrexham-ll12-0rl
https://propertylink.estatesgazette.com/property-details/6883070-site-at-royal-british-legion-llay-new-road-watts-dyke-llay-wrexham-wrexham-ll12-0rl
https://propertylink.estatesgazette.com/property-details/6883070-site-at-royal-british-legion-llay-new-road-watts-dyke-llay-wrexham-wrexham-ll12-0rl
https://propertylink.estatesgazette.com/property-details/6883070-site-at-royal-british-legion-llay-new-road-watts-dyke-llay-wrexham-wrexham-ll12-0rl
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Plot at

Summerfields, Auction Plot at Summerfields Bare _. . .
House . Site size threshold not Site
10 Rhostyllen, C3 0.08ha . for sale in Wrexham | .
Cheshire & met Discounted
Wrexham, LL14 Addland
North Wales
4EU
Bowen Son Railbridge Court and SAE
1 Ra|Ibr|dge. Court B2/B8 0.12 ha and Watson - Tyrewise Industrial for sale SO LI Dllscounted
and Tyrewise . met Site
Wrexham in Wrexham | Addland .
Discounted
Salem Chapel,
Pisgah Hil, Pentre Conn.ect UK Salem Cha.pel Conversion Site size threshold not Site
12 Broughton, D1 0.03ha Auctions - for _sale in Wrexham | met Discounted
Wrexham, LLT Crawley Addland

6DB

4.9 The table below sets out all hotels which are currently being marketed within the Wrexham local authority area.

Table 4.2 - Schedule of hotels being actively marketed

Marketing
No. Address Details / Link Commentary Outcome
Comments
Site
Discounted
Hotel for sale in NW-122258 - This site is available and meets the minimum site
1 \};\{/0“ h L;dgz, 3h E!eu.;egs N Holt Lodge, Wrexham Road, threshold but is not within a sequentially preferable
rexham oa a imite or . e .
5 z location as it is also out-of-centre. Holt Lodge is also
Holt LL13 9SW West el R sl R ¢

(rightmove.co.uk) 2.7km away from the Industrial Estate and is therefore
in a less suitable location to serve the Industrial Estate,
compared with the application site.
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https://addland.com/land-search/land-detail/1091584642
https://addland.com/land-search/land-detail/1091584642
https://addland.com/land-search/land-detail/1091584642
https://addland.com/land-search/land-detail/270164032
https://addland.com/land-search/land-detail/270164032
https://addland.com/land-search/land-detail/270164032
https://addland.com/land-search/land-detail/908239058
https://addland.com/land-search/land-detail/908239058
https://addland.com/land-search/land-detail/908239058
https://www.rightmove.co.uk/properties/119145893#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/119145893#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/119145893#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/119145893#/?channel=COM_BUY

Sequential Test

The Mulberry Inn, . Site size threshold not met Site
Liwynmawr, E'hrisltie & Co, :_r:(;tel:R\r/;:rlsalcvr-rhilg/lnusgﬁ;? Discounted
otels ) ) ,
2 \5\;?23?;': 20 0.25ha Wrexham, LL20 7BB, LL20
7BB ’ (rightmove.co.uk)
Hand Hotel, Fleurets Site size threshold not met Site
Church Street, Hotel for sale in M-227372 - Discounted

Limited, North
3 Wrexham LL14 038ha West Hand Hotel, Church Street,

5EY Wrexham LL14 b5EY, LL14
(rightmove.co.uk)
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https://www.rightmove.co.uk/properties/136224488#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/136224488#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/136224488#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/136224488#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/131452142#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/131452142#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/131452142#/?channel=COM_BUY
https://www.rightmove.co.uk/properties/131452142#/?channel=COM_BUY
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4.10

41

412

413

Table 4.1 sets out all of the sites which are being actively marketed within or adjacent to Wrexham Town
Centre. However whilst there are a number of sites, a number of these have been discounted as they do not
meet the site size threshold. For the sites that do meet the site size threshold, they do not align with the
locational requirements of the proposed hotel as the sites are not within or adjacent to Wrexham Industrial
Estate and have therefore been discounted as they are not suitable. This is because the purpose of the
proposal is to provide a hotel within the locality of Wrexham Industrial Estate, for the reasons set out in
Section 3.0 of this report.

CBRE has reviewed all available hotels which are currently being marketed within Wrexham to identify if any
hotel sites are available and being actively marketed which would meet the requirements of the hotel
proposed as part of the scheme. These are set out in Table 4.2.

The Applicant notes that one of the hotels being marketed, Holt Lodge, is 2.7km to the north of the
application site. This site is available and meets the minimum site size threshold but is not within a
sequentially preferable location as it is also out-of-centre. Holt Lodge is also 2.7km away from the Industrial
Estate and is therefore in a less suitable location to serve the Industrial Estate, compared with the application
site.

There are no other hotels available for sale or available sites which have been identified by the Applicant
within Wrexham Town Centre or on the edge of the town centre which would accommodate the proposal.

Accessibility

414

415

4.16

In line with the guidance set out in TAN 4, if a suitable site or building to meet identified need is not available
within a retail and commercial centre or centres, then consideration should be given to edge of centre sites
and if no such sites are suitable or available, only then should out of centre sites in locations that are
accessible by a choice of travel modes, including active travel and public transport, be considered.

As demonstrated above, there are no available and suitable sites in a sequentially preferable location.

The Applicant has demonstrated in the submitted Transport Assessment that the application site is located in
an accessible location enabling visitors and employees to make use of the existing public transport links and
pedestrian / cycle facilities. The close proximity and links between the application site and Wrexham Industrial
Estate therefore support the proposed use as it is accessible via sustainable means to the target market,
which is users of and visitors to the Industrial Estate.

LAND NORTH OF BRYN LANE - SEQUENTIAL TEST | PROPRIETARY & CONFIDENTIAL INFORMATION
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The sequential test undertaken by CBRE has identified that there are no suitable or available sites which are
capable of accommodating the proposed hotel within the existing centres or edge of centre sites within
Wrexham.

CBRE has undertaken a review of all available sites within or on the edge of Wrexham Town Centre, reviewed
hotels currently marketed for sale and considered allocated sites within Wrexham Town Centre or on the edge
of the centre in the LDP to identify if alternative sites could be considered.

The review has concluded that there are no available sites within or on the edge of Wrexham Town Centre which
meet the site size threshold and which are considered suitable.

The proposed development is a logical extension to Wrexham Industrial Estate with accessibility via non-car
modes including public transport and walking/cycle facilities from the site to the remainder of the Industrial
Estate.

In the absence of any other sequentially preferable available or suitable sites being identified at the time of the
planning application submission, it is concluded that the application site passes the sequential test set out in
PPW, TAN 4 and Policy R6 of the LDP, as set out in section 2.

LAND NORTH OF BRYN LANE - SEQUENTIAL TEST | PROPRIETARY & CONFIDENTIAL INFORMATION
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CBRE Limited
10" Floor
One St Peter’s Square
Manchester
M2 3DE
+44 (0)161 455 7666
Mr Gwyn Humphreys
Wrexham County Borough Council
Planning & Regulatory Service
Guildhall
Wrexham
LLT11AY

Helen.clarkson@cbre.com

Sent via email only 14 November 2023

Dear Gwyn,
P/2023/0497 - LAND NORTH OF BRYN LANE, WREXHAM INDUSTRIAL ESTATE
RESPONSE TO CLWYD-POWYS ARCHAEOLOGICAL TRUST

| write in relation to a consultation response (dated 24™ August and 25" September 2023) provided by the Clwyd-
Powys Archaeological Trust (CPAT) on the application submitted by Net World Sports on Land North of Bryn Lane,
Wrexham Industrial Estate (application ref. P/2023/0497).

This letter provides a response to the CPAT consultation response, and is supported by a Technical Note prepared by
the Applicant’s heritage consultant, The Environment Partnership (TEP), provided in Appendix 1.

The main points raised by CPAT are:

Insufficient/inadequate consultation between the Applicant and CPAT;

e Consideration should be given to removal of field 5 from the proposal to preserve the ridge and furrow field
system earthworks;

e Further assessment is required of the sub-surface potential of the development area through a scheme of
investigative trial trenching, which is requested pre-determination of the application; and

e Concern regarding the removal of the hedgerows which have been classified as ‘important’ under Schedule 1
Part Il heritage criteria of the Hedgerow Regulations 1997.

This letter and the supporting Technical Note address the man points raised by CPAT above.
CONSULTATION

CPAT raised concerns regarding the level of consultation that has been undertaken. CPAT also noted that there is no
heritage chapter within the Environmental Statement and limited information was provided at pre-application stage.

Applicant Response

CPAT has been consulted several times by both the Local Authority and the Applicant regarding the proposed
development of the application site and therefore we consider CPAT’s comments regarding insufficient consultation
to be factually incorrect.

This consultation started with WCBC consulting CPAT on the Local Development Plan as it progressed, a document
which included the proposal to allocate the application site as an employment site.

CPAT provided comments on some of the draft allocations in the emerging LDP. At paragraph 7.66 of the Inspector’s
Report, the Inspector notes that CPAT has no objection to the allocation of Site 16 (land north and south of Rossett
Road) as the additional archaeological site investigations that CPAT requested had been carried out.



It is therefore clear that CPAT have been consulted on site allocations within the LDP, but provided no comment on
the application site, ‘KSS3’, which implies that were no concerns from a heritage or archaeological perspective.

The table below sets out the timeline for the consultation between the Applicant and CPAT as part of the pre-
application process prior to the planning application being submitted. This demonstrates that the consultation has
been thorough and there has been opportunity for CPAT to raise concerns regarding the loss of ridge & furrow or to
request pre-determination trial trenching earlier than August 2023.

Further details of the consultation undertaken are included in Appendix 1.

STAGE

Pre-application
engagement
with CPAT

Pre-application
request
submitted to
WCBC

EIA Scoping

Pre-Application
Consultation
(PAC)

Planning
Application

DATE

2021 - 2022

CBRE submitted on 17/07/22 and
WCBC responded on 09/11/22.

CBRE submitted in November
2022, with an addendum submit in
February 2023.

CPAT responded on 07/12/22.

WCBC response was issued on
02/06/23.

PAC carried out 19/06/23 -
17/07/23.

24/08/23 & 25/09/23

RESPONSE

Discussions with CPAT regarding methodology for the
required heritage assessment. Please refer to Chapter 6 of the
TEP Technical Note for further details.

Email from CPAT dated 04/01/22 states: “The ridge and
furrow seems quite poorly preserved here on the lidar
(although no coverage to the east) so we would probably not
have any issues with that.”

No response from CPAT is provided in the pre-application
response from WCBC, and no mention of heritage /
archaeology is made.

In responding to the EIA Scoping Request, CPAT confirmed in
their response that heritage could be scoped out of the
Environmental Impact Assessment. Therefore, a standalone
Heritage Impact Assessment (HIA) was prepared and
submitted to support the planning application, in line with the
advice from CPAT.

CPAT did not respond to the Pre-Application Consultation.

CPAT’s consultation response to the application is received.
This includes the first mention of a requirement to preserve
parts of the site in situ due to extant ridge & furrow and
contains the first request to undertake trial trenching prior to
determination of the application.

FIG. 1SUMMARY CONSULTATION TIMELINE

PRESERVATION OF RIDGE & FURROW

In the consultation response from CPAT, one of the key points raised relates to the preservation of the ridge and furrow
field system earthworks. CPAT consider that field 5, and to a lesser extent field 6, retain well preserved surface
earthworks and related hedgerow field boundaries of medieval and post medieval date.



CPAT has suggested that consideration should be given to the removal of field 5 from the proposal in order to preserve
these earthworks as they retain a characteristic curved profile plan. The area which the application site is within is
defined as ‘Outstanding and of High value’ for its preservation of ridge and furrow field systems which are generally
rare.

The following response should be read alongside Appendix 1.

Employment Land and Site Selection

A review has been undertaken of WCBC employment land requirements, as set out in the evidence base for the draft
Local Development Plan (LDP).

Employment Land Review (2018)

The Employment Land Review (ELR) prepared by WCBC (2018) identified the need and demand for employment land
over the plan period. The ELR identified that much of the existing employment land supply was undevelopable due to
ecological constraints or was being held for the expansion of existing firms or alternative uses. The ELR concluded and
recommended that additional land should be identified for employment development.

Background Paper BP3 Key Strategic Sites (BP3) (2016)

Background Paper BP3 Key Strategic Sites (BP3) was prepared to support the Preferred Strategy (PS) stage of the
LDP and provides further detail and context to the two Key Strategic Site (KSS) allocations and the preferred area of
search identified in the PS. BP3 sets out that the employment area of search identified in the PS has been informed by
the findings of both the Joint Wrexham and Flintshire Employment Land Review and Background Paper 5: Wrexham
Industrial Estate Site Expansion Selection Paper (2016).

The site assessments set out the site constraints for the application site, KSS3 (Land North of Bryn Lane), and these
are: ecology, sand and gravel protection area and trees and hedgerows. There is no reference to heritage or
archaeological constraints. However, heritage and archaeological constraints were considered within this document in
relation to other sites, such as KSS1(Lower Berse Farm).

Background Paper 5: Wrexham Industrial Estate Site Expansion (BP5) (2016)

Background Paper BP5 Wrexham Industrial Estate Expansion Selection formed part of the evidence base for the draft
LDP. The paper looked at options for the expansion of Wrexham Industrial Estate. Paragraph 3.1 of BP5 states “it is
appreciated that any further expansion of the Wrexham Industrial Estate is likely to have environmental, visual, or other
impacts”. The paragraph continues to explain that in accordance with TAN 23, planning authorities considering a site
allocation for employment land that could cause harm to the environment or social cohesion should consider whether
there are any alternatives where development would cause less harm, the number of jobs which could be
accommodated and the spatial merit, e.g. would development contribute to policy objectives.

In terms of alternative sites, paragraph 3.2 of BP5 sets out that the need is specifically at Wrexham Industrial Estate
and the site selection process undertaken ensured that the proposed sites would cause the least harm.

Following consideration of a range of factors, two search areas (A & B), were considered to initially offer the best
potential for a possible expansion area to Wrexham Industrial Estate. Search Area A within BP5 is the KSS3 allocation
and Search Area B is to the southwest of Wrexham Industrial Estate.

No reference is made in the presence of heritage and archaeological features which could constrain development at
these sites.

BP5 concludes that following assessments carried out and the consultations undertaken, WCBC considered that the
lower quality agricultural land in Area A offers the best potential for accommodating a new extension to Wrexham
Industrial Estate.

Paragraph 5.21 of Background Paper 5 sets out that the focus on the expansion area, which is now known as allocation
KSS3 (the application site), was for the following reasons:

e  Proximity to the recently upgraded road;



e  Proximity to the existing built up area which forms a logical extension to Wrexham Industrial Estate and offers
potential to reduce the overall visual impact;

e  Absence of any significant constraints; and

e Potential to link ecological mitigation into the overall Wrexham Industrial Estate green network.

Paragraph 5.23 of BP5 continues to state that “the site comprises 39 ha, of which 10.5ha is for ecological mitigation and
to act as a buffer between the residential properties and the edge of the developable areas of the site. The remainder
(285 ha) is the developable area.”

The key material planning considerations which were identified with the allocation were:
e Residential amenity;
e Ecology and trees;
e Landscape impact;
e Highways and access;
e Drainage and flooding;
e Minerals;
e Land ownership; and
e Planning history.

In regard to landscape impact, paragraph 5.29 states “retention of perimeter hedgerows and trees and landscaping
associated with the ecological mitigation combined with building design principles such as the use of recessive colours
to elevations and appropriate siting to avoid noise and visual intrusion to sensitive receptors could be used to reduce
the overall landscape impact”.

This resulted in the proposed allocation of the application site, under Policy SP11, employment allocation reference
‘KSS3 - Land to the north of Bryn Lane, Wrexham Industrial Estate’.

No reference was made to heritage and archaeological constraints at the site in document BP5. It is therefore clear that
the heritage and archaeological constraints raised by CPAT in August 2023 were not considered as a constraint in the
site selection process undertaken by WCBC.

The site selection process undertaken by WCBC has clearly followed a robust approach, as the LDP has been found
sound by an Inspector and endorsed for adoption. The site assessments relating to KSS3 did not make reference to
heritage or archaeological constraints, however these were considered in the assessment of other sites. Therefore it is
clear that at the time the allocations were selected, no issues were raised relating to heritage or archaeology at the
application site.

Landscape

Emerging LDP Policy EC5 sets out that priority is given within Special Landscape Areas (SLA) to the conservation and
enhancement of the landscape. In support of this WCBC instructed a review of the existing SLA areas within their
administrative area’.

SLAs are non-statutory designations to protect areas of landscape considered to have value and therefore are worthy
of protection. The assessment and evaluation criteria used in the report included a review of cultural landscape and
historic landscape, including landscape characteristics, qualities, features, and rarity, and included a review of Natural
Resources Wales Landmap, verified by field evaluation.

T WCBC 2017, Special Landscape Areas Study, Wrexham County Borough Council



The report reviewed existing SLAs and included several amended or new SLA areas. The application site was not
designated as or included within a Special Landscape Area and is therefore not subject to the SLA management
policies. Therefore, the site has been assessed by WCBC and is not considered to warrant landscape protection in
relation to the ridge and furrow which is present, and this is further reinforced by the proposed allocation for
employment development at the site.

The Landscape and Visual Impact Assessment submitted as part of this planning application identifies that the
application site is on the boundary between National Landscape Character Area (NLCA) 13 Deeside and Wrexham and
NLCA 14 Maelor. Within NLCA 14 Maelor there are medieval ridge and furrow field systems which add a time depth to
the landscape.

However, the application site and its setting are considered to only be slightly representative of NLCA 14 Maelor and
more closely aligned to the character of NLCA 13 Deeside and Wrexham.

Overall, the LVIA concludes that impacts upon the landscape character areas as a result of the proposed development,
during both construction and the operational periods, are not significant in EIA terms.

Heritage Assessment

The Heritage Impact Assessment (HIA) which was submitted in support of the planning application considers the
impact of the proposals upon the ridge & furrow system. This is detailed further in Appendix 1.

The HIA identified the ridge and furrow areas as being non-designated heritage assets, of low historic and evidential
significance. The HIA concludes that the impact upon the ridge and furrow historic assets would be of low significance.

Summary
Site Selection and Need

As set out throughout this letter, WCBC has established a clear need for the expansion of Wrexham Industrial Estate
and undertook a robust site selection process in order to establish the allocation at Land North of Bryn Lane, KSS3.
The LDP site selection process considered a range of factors, including heritage and archaeology and this was not
raised as a constraint for the KSS3 allocation, although was a consideration for other sites which have also since been
allocated.

Due to the proposed allocation of the site in the LDP, there is implied acceptance of the loss of this site in its current
form. WCBC applied a thorough approach to site selection, and this site, KSS3, has been selected as the WCBC preferred
option, and this has been endorsed by the Inspector.

The ELR has set out the need for further development around Wrexham Industrial Estate, and therefore the need for a
site of this size is present. If the scheme is not delivered to the full extent of the allocation, WCBC will need to find an
equivalent employment site elsewhere in the Borough which will cause less harm, deliver the same quantum of
employment land and also comply with the wider policy objectives.

As shown in attached drawing at Appendix 2 (dwg. ref. 22136-SGP-ZZ-ZZ-DR-A-111022), if fields 5 and 6 were excluded
from the development to be preserved in situ, as requested by CPAT, a large part of the allocation would be
undevelopable. This would have a significant impact on the deliverability of the scheme and will remove the ability to
deliver the 2 no. larger units which are proposed, as shown on the submitted lllustrative Masterplan (and for which
there is market interest).

Planning Balance

In accordance with legislative and planning policy requirements, special regard has been had to the heritage impacts
of the proposed development and the desirability of preserving assets, their setting and any features of special
architectural or historic interest.

The application also considers the impact of the proposed development upon landscape character areas.

Harm to heritage assets has been considered and minimised where possible, in accordance with Planning Policy Wales
and the adopted and draft Local Plans.



The limited heritage impacts in relation to ridge & furrow (low significance of impacts identified in the HIA) and the
mitigation measures proposed have been considered against the numerous and far-reaching benefits of the proposed
scheme. In considering this planning balance, we do not agree with CPAT’s view that the ridge & furrow areas should
be preserved in situ. We do not consider that there is sufficient justification to amend the proposed development to
remove large sections of the allocation in order to preserve a non-designated heritage asset of low significance.

REQUIREMENT FOR TRIAL TRENCHING

CPAT has requested further assessment of the sub-surface potential of the development area through a scheme of
investigative trial trenching, which is requested pre-determination of the application.

TAN 24 states that the need for a field evaluation should be discussed with the local planning authority prior to
submission of an application (para. 4.8). This was not raised by CPAT or WCBC prior to the submission of the application
was only been requested by CPAT in August 2023.

Regardless, the Applicant is committed to undertaking this work; however given the lead in time and timescale
requirements for this work it is considered that this could be secured via a planning condition to be undertaken prior
to commencement of the development, rather than pre-determination.

The HIA which was submitted as part of the application concludes that the application site is assessed as having a low
potential to include as yet unknown archaeological remains, and that any such remains are likely to be of low heritage
significance (para. 6.45). Although the potential is low, the HIA recommends that a trial trench survey be undertaken
as a pre-construction condition. The purpose is to help to confirm the ‘negative’ areas of the geophysical survey which
has already been undertaken in relation to the site. The HIA notes that the scope of the trial trenching should be
commensurate with the low archaeological potential and the scale of impact of development.

A strategy is also proposed in the event that archaeological remains are identified during the survey, including targeted
excavations to ensure sufficient investigation and recording.

As the Applicant has carried out a HIA and Geophysical Survey in relation to the application site, as requested by CPAT
during consultation, we do not consider that the trial trenching — which is required to address low potential for remains
of likely low heritage significance - is needed in order to determine the planning application.

The Applicant will carry out the trial trenching, ensuring this is done pre-commencement (to be secured via a planning
condition) and is committed to agreeing a Written Scheme of Investigation with CPAT as soon as possible.

The Applicant would accept the proposed condition if the trigger is amended to be pre-commencement as opposed to
pre-determination.

IMPORTANT HEDGEROWS

CPAT identify that the proposed development will result in the loss of Important Hedgerow and that this should be
considered as part of the determination of the application.

Applicant Response

The submitted HIA assessed the impact of the proposed development upon Historic Hedgerows (Appendix C). This
recognises that the need to minimise the loss of the hedgerows has been a determining factor in the resulting design
of the proposed development. Important hedgerows have been retained where possible, including those along the
application site boundaries and through the creation of an ecological corridor.

To mitigate the loss of Important Hedgerows, the HIA recommends preservation through record via a targeted
archaeological survey, which can be secured via an appropriately worded planning condition.

The heritage impacts of the proposed development are one factor when considering the planning balance of the
scheme and should be considered against the wider benefits.

The benefits of the scheme include:

e The creation of approximately 90 gross construction jobs (Full Time Equivalent (FTE)) (24 net construction
FTE jobs);



e The development of modern, high quality employment space to attract new occupiers to Wrexham Industrial
Estate and allow existing occupiers to remain on the Industrial Estate and expand;

e The development of a hotel to strengthen the visitor offer and potential retail/drive-thru/petrol station
facilities for employees and visitors to the wider Industrial Estate, reducing the need to travel;

e Proposed HGV parking area to address issues associated with informal HGV parking around the Industrial
Estate;

e The development of green infrastructure, including net additional planting of trees and hedgerows, and
additional ponds to support local biodiversity;

e Minor beneficial effects upon habitats and species as a result of the proposed landscaping strategy;
e Creation of a wellness trail around the site, linking to the existing Public Right of Way network;

e The development of a site which is a sustainable and logical extension to the Industrial Estate, ensuring
accessibility via non-car modes including cycle facilities and nearby public transport connections; and

e The creation of between 1,166 and 3,352 gross operational jobs (FTE) (between 306 and 880 net operational
FTE jobs), which is anticipated to have a moderate beneficial effect.

Given the limited heritage impacts and the mitigation measures proposed, it is considered that the application should
not be refused on heritage grounds.

We would welcome a further discussion with WCBC and CPAT regarding the requirement for trial trenching and the
request for this to be secured via a pre-commencement planning condition.

If there are any immediate queries, then please do not hesitate to contact me in the first instance.

Yours sincerely

Helen Clarkson
Associate Director - Planning & Development
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Ridge & Furrow Technical Note

Project t:;: North of Bryn 1 4 thor Amir Bassir BSc PGCert MCIfA
Franki Webb BA (Hons), PGDip,

Date 14/11/2023 Checked MA MCIfA

Doc Ref | 9134.02.006 Approved | 020N Clarke BSc (Hons) MA
MCIfA

: Technical note addendum to

Version | 1.2 Purpose .

Heritage Impact Assessment
1.1 This technical note has been produced in response to comments received from CPAT

(24" August 2023) in relation to application reference P/2023/0497 (hybrid application
for proposed employment uses at Land North of Bryn Lane).

1.2 This technical note comprises an addendum to a Heritage Impact Assessment (HIA)
(TEP 2023") and should be read in conjunction with that report. It provides a further
comment of the ridge and furrow remains present within the application site, including
their heritage significance, contribution to historic landscape character, and an
assessment of the likely impact of development.

1.3 An initial HIA informed the Applicant's EIA scoping request (reference
ENQ/2022/0328)? and included an overview of the historic background of the
proposed development site including a review of available cartographic evidence,
Historic Environment Record (HER) data, LIDAR and aerial views, supported by an
archive visit and walkover survey of the site. The HIA was supported by a geophysical
survey? of the application site (WYAS 2022) and was updated following receipt of the
final Scoping Opinion (24/05/2023).

1.4 The desk-based research, site visit and geophysical survey were used to assess the
extent and heritage significance of ridge and furrow present within the application site,
and the likely impact of development on the heritage significance of the ridge and
furrow.

LTEP 2023, Land North of Bryn Lane, Wrexham, Clwyd, Heritage Impact Assessment, The Environment
Partnership (TEP) Ltd, 9134.02.003

2 CBRE 2022, Request for an EIA Scoping Opinion for Land North of Bryn Lane, Wrexham Industrial Estate

3 WYAS 2022, Land North of Bryn Lane, Wrexham, Clwyd, Geophysical Survey, West Yorkshire Archaeological
Services
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Statutory Legislation
The statutory legislation most relevant to this report comprises;

e Historic Environment (Wales) Act 2016: This Act provides amendments to
the Ancient Monuments and Archaeological Areas Act 1979 and the Planning
(Listed Buildings and Conservation Areas) Act 1990 for the protection and
management of the Welsh historic environment. It also contains new stand-
alone provisions relating to historic place names, historic environment records
and the establishment of the Advisory Panel for the Historic Environment in
Wales.

National Planning Policy

Planning Policy Wales (PPW) Edition 11 (2021) provides the national planning
policy framework for the consideration of the historic environment and is
supplemented by guidance in Technical Advice Note 24 and Cadw best practice
guidance. The historic environment is discussed in Chapter 6: Distinctive and Natural
Places, which recognises the importance of such areas and features to the Country.

Chapter 6 states that the “special and unique characteristics and intrinsic qualities of
the natural and built environment must be protected in their own right” (para. 6.0.2).

Paragraph 6.1.9 states that “Any decisions made through the planning system must
fully consider the impact on the historic environment and on the significance and
heritage values of individual historic assets and their contribution to the character of
place”.

Paragraph 6.1.26 provides further details stating “Where archaeological remains are
known to exist or there is a potential for them to survive, an application should be
accompanied by sufficient information, through desk-based assessment and/or field
evaluation, to allow a full understanding of the impact of the proposal on the
significance of the remains. The needs of archaeology and development may be
reconciled, and potential conflict very much reduced, through early discussion and
assessment.”

Paragraph 6.1.27 states “If the planning authority is minded to approve an application
and where archaeological remains are affected by proposals that alter or destroy
them, the planning authority must be satisfied that the developer has secured
appropriate and satisfactory provision for their recording and investigation, followed
by the analysis and publication of the results and the deposition of the resulting
archive in an approved repository.”

Technical Advice Note (TAN) 24: the historic environment (2017) provides guidance
on how to consider the historic environment in development plans and planning
decisions. It provides support for the policies in PPW.
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Guidance on the Setting of Historic Assets (paragraphs 1.23 to 1.29) discusses what
constitutes the setting, and what factors can be included to consider within an
assessment.

Section 4 addresses the management of archaeological remains, noting that they are
a finite and non-renewable resource and their conservation is a material consideration
in determining a planning application. The guidance states that “in cases involving
less significant archaeological remains, local planning authorities will need to weigh
the relative importance of the archaeological remains and their settings against other
factors, including the need for the proposed development" (paragraph 4.2).

Paragraph 4.3 states that “Where development might reveal, disturb or destroy
archaeological remains ... it is important that the opportunities to record
archaeological evidence are taken and that archaeological remains are not needlessly
destroyed’.

Paragraph 4.7 states that “Where archaeological remains are known to exist, or
considered likely to exist ... the local planning authority should ask an applicant to
undertake a desk-based archaeological assessment and, where appropriate, an
archaeological evaluation".

Paragraph 4.8 continues “The need for a desk-based assessment, and field
evaluation where appropriate, should be discussed with the local planning authority
prior to submission of a application, and where required the results of these studies
should be submitted as part of the planning application. Failure to provide sufficient
archaeological information of the appropriate standard may be a valid reason for the
local planning authority to refuse planning permission".

Paragraph 4.10 states that “The case for the preservation of archaeological remains
that are not considered to meet the criteria for national importance, must be assessed
on the individual merits of each case. The local planning authority must take into
account relevant policies and material considerations, and will need to weigh the
significance of the remains against the benefits of and need for the proposed
development”.

Local Planning Policy

Wrexham Unitary Development Plan 1996-2011. Adopted Feb 2005

The Wrexham Unitary Development Plan (WUDP) 1996-2011 outlines the Council’s
broad intent for development in the area and provides a framework for the more
specific policies and proposals.

The following policies relate to the historic environment and are relevant to this report:
EC11 Archaeology

Development which would adversely affect the site or setting of a Scheduled Ancient
Monument or archaeological site of national significance will not be permitted.
Development that directly affects non-scheduled sites of archaeological importance
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will only be permitted if an archaeological investigation has been carried out to
determine the nature, extent and significance of the remains, and this investigation
indicates that in-situ preservation is not justified, and a programme of excavation and
recording has been agreed. Development will also be carefully controlled to ensure
that the setting of non-scheduled sites of archaeological importance is not harmed
where appropriate.

Wrexham Local Development Plan 2 (LDP2) 2013-2028

Wrexham County Borough Council (WCBC) are preparing a Local Development Plan
(LDP) which will replace the current adopted Unitary Development Plan. The LDP is
a land use plan that sets out the planning requirements for achieving sustainable
development in the Borough over the period 2013-2028. WCBC has decided not to
adopt the plan at this stage, however it remains a material consideration with
significant weight, as it has been found sound by a Planning Inspector.

The following policy relates to the historic environment and is relevant to this report:
Policy SP16: Historic and Cultural Environment

Development will only be supported where it conserves, protects, and enhances
cultural and heritage assets of the Borough and, their settings including
archaeological remains.

Policy SP16 notes that “Where development would directly affect non-designated
archaeological remains it will be important to undertake archaeological investigation
to determine the nature, extent and significance of the remains. This process will help
determine whether in-situ preservation and a programme of excavation and recording
will be needed. The desirability of preserving archaeological remains and its setting
is a material consideration in determining planning applications”.

The application site forms a land allocation within the emerging LDP (KSS3) which
comprises Policy SP11: KSS3: Land to the north of Bryn Lane, Wrexham Industrial
Estate.

The allocation purpose is described as:

...to deliver 28ha of employment land for B use class purposes including an
ecological network and residential buffer zone along with enabling and necessary
infrastructure which will be delivered in a phased manner with specific details tied
into planning consents...

The policy sets out site specific requirements associated with the delivery of KSS3
and includes figure 7 ‘KSS3 Masterplan Framework’ which illustrates parameters for
delivery. The allocation size of 28 hectares is described as in-line with the amount of
land recommended by the Employment Land Review (ELR). The policy recognises
that the allocation site is of ecological value and includes ecological mitigation. No
heritage or archaeological mitigation is included as part of the Policy.
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2.23 The Wrexham LDP Inspector's Report* concluded that the LDP provides an
appropriate basis for the planning of the County Borough and the Council has
sufficient evidence to the support the strategy and that the Plan meets the legislative
requirements and the tests of soundness in the Development Plans Manual edition 3.
The report notes that extensive stakeholder engagement was undertaken as part of
the plan preparation process. The report addresses individual allocations only where
there were questions of soundness of where there has been a significant level of
objection. KSS3 is not individually assessed. Consultation with CPAT as part of the
LDP development process is evident in Site 16 Land north and south of Rosett Road
for which CPAT confirmed that no further investigations were required and there was
no objection to development.

4 Report on the Examination into the Wrexham Local Development Plan 2013-2028
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The prevalence of ridge and furrow earthworks within the study area attest to its
largely agricultural character with small settlements and isolated farmsteads
surrounded by large areas of open fields. Place name and documentary evidence
such as charters for nearby settlements such as Holt, Ridleywood and Isycoed,
suggest that the settlements began during woodland clearances and were developed
during the medieval period.

The dominant method of farming during the medieval period was based on large
fields, known as open fields, in which individual yeomen or tenant farms cultivated
strips of land. Open fields were prevalent in the flatter and more arable central
counties and the method of strip farming reflected communities’ shared use of
ploughs and oxen teams. Ridge and furrow earthworks represent the physical
evidence of the ploughing method in which the oxen team would travel in linear strips,
turning the soil in one direction and returning in the opposite direction down another
strip. Over time this resulted in the build-up of distinctive ridges and furrows, often
with elongated S curves where the oxen were turned. Each narrow strip is called a
‘land’ and these are grouped into ‘furlongs’. Furlongs varied in size and could lie
perpendicular to each other, parallel, or at various angles as dictated by topography
or other landscape constraints. Furlongs and open fields were not defined by
hedgerows which were primarily introduced during the post-medieval Parliamentary
enclosures process and frequently ignored preceding land divisions to create large
straight-sided fields better suited for pasture.

The earliest available historic maps of the study area are Tithe Maps dating to 1843,
which confirm an agricultural landscape that by this time had been enclosed with
planted hedgerows to form fields. In some instances the enclosed fields appear to
preserve the pattern of earlier open field furlongs, though the medieval cultivation
practice had been superseded by this date. Many of the fields include marl pits or
ponds associated with the agricultural practice of ‘marling’; these are likely to post-
date the ridge and furrow agricultural regime and date from the 17" century at which
time there was an increase in the practice of marling.

Within the application site there are three areas in which ridge and furrow is visible as
shallow earthwork remains (fields 5, 6, and 7, see Appendix drawing G9134.02.007).
Modern ploughing has eroded the above ground evidence for ridge and furrow
elsewhere within the application site, but their presence as sub-surface remains was
confirmed through geophysical survey.

Map regression demonstrates that several hedgerows have been removed
throughout the application site to create larger fields. Field 5 is the only field within the
application site in which the current land boundaries enclose the extent of the furlong
as confirmed by the S curves which are respected by the existing boundaries.
However, the hedgerows themselves are not contemporary with the ridge and furrow
which they enclose since open field furlongs would not be physically demarcated.

In field 5 which represents the better surviving example of ridge and furrow earthworks
the ridges are approximately 6m apart from centre to centre and have an estimated
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maximum depth to the base of the furrow of <0.5m. Lidar and aerial views clearly
show the presence of characteristic shallow S curves as each ridge / furrow
terminates.

As historic assets the areas of ridge and furrow have been assessed as being of low
heritage significance, being locally important resources. This assessment of heritage
significance has not been contested by CPAT. The visible ridge and furrow
earthworks have historic and evidential value relating to the history and development
of the area and medieval agricultural practices. Geophysical survey of the application
site has demonstrated that superficial or sub-surface ridge and furrow remains are
present across much of the application site however these remains are not tangible
as landscape features.

The three areas of ridge and furrow are identified in the HIA report as:

e NDHA12 - Land north of Bryn Lane, Ridge and Furrow 1, an area of east-west
aligned S curved ridge and furrow occupying the majority of the field and
visible on aerial views and on the ground.

e NDHA13 — Land north of Bryn Lane, Ridge and Furrow 2, an area of east to
west aligned ridge and furrow occupying the majority of the field and visible on
aerial views and on the ground.

e NDHA14 - Land north of Bryn Lane, Ridge and Furrow 3, an area of ridge and
furrow occupying the majority of the field and visible on aerial views and on
the ground. The western side of the field includes East to West ridge and
furrow and in the east side they are aligned North to South.

An HER search was carried out as part of the HIA which included records for several
areas of ridge and furrow within the 1km study area (NDHA1-10). These were
assessed as being of low (local) heritage significance within the HIA report; this
assessment of heritage significance has not been contested by CPAT.

The area of the application site and surrounding area which includes the historic
townships of Holt and Ridley Wood has been assessed by CPAT as comprising a
Historic Landscape named Commonwood (WRXHMHL18%) which is described as

“An area of mixed sized but predominantly regular fields occupying part of the western
river terrace of the Dee... The fields divide roughly equally into groups of smaller
residual medieval strip fields, adjoining medieval settlements such as Holt, and blocks
of larger fields representing areas of '8th or '9th enclosure - possible once areas of
common... The area is characterised by numerous water-filled marl pits, land drains
running east towards the river and a significant number of small farm complexes,
probably of later medieval or post medieval origin... The areas only significant
settlement is the relatively modern Cross Lanes... Several park fieldnames survive

5 Landmap Portal (naturalresources.wales)
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across the area that may hint at former land-use, There are also a number of small

areas of deciduous woodland... A scatter of Bronze Age barrows and standing stones
are the sole representatives of the area’s prehistoric past’.

The character area survey was undertaken by Clwyd-Powys-Archaeological Trust
and the associated survey / assessment date is 06/11/2007. Other classifications
important to the historic pattern of the area are listed as irregular fieldscapes,
designed landscapes, woodland and horticulture.

The evaluation matrix of the character area survey assesses several criteria to
describe an overall evaluation:

e Integrity: Outstanding — Significant areas of ridge and furrow retained
by modern field patterns

e Survival: High

e Condition: High

e Rarity: Outstanding - Nationally rare concentration of ridge and furrow
field systems

o Potential: Outstanding — An exceptional resource

The justification of overall evaluation provided in the character area survey notes: “A
large and uniformly patterned area with excellent distribution and survival of post
medieval and medieval ridge and furrow field systems”. The assessment does not
include details for existing management of the area.

The emerging LDP includes Policy EC5 in which priority is given within Special
Landscape Areas (SLA) to the conservation and enhancement of the landscape. In
support of this Wrexham County Borough Council instructed a review of the existing
SLA areas within their administrative area®. SLAs are non-statutory designations to
protect areas of landscape considered to have value and therefore are worthy of
protection. The assessment and evaluation criteria used in the report included a
review of cultural landscape and historic landscape including landscape
characteristics, qualities, features, and rarity, and included a review of Natural
Resources Wales Landmap, verified by field evaluation. The report reviewed existing
SLAs and included several amended or new SLA areas. The Commonwood character
area was not designated as or included within a Special Landscape Area and is not
subject to the SLA management policies.

6 WCBC 2017, Special Landscape Areas Study, Wrexham County Borough Council
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Development associated with the construction of Units 1 and 2 (lllustrative
Masterplan) is likely to result in the complete removal of upstanding ridge and furrow
remains noted in those areas of the application site (NDHA12-14).

The cut and fill strategy for the application site proposes that the eastern fields,
including 5 and 6, will be in an area of fill, however this will require a preliminary topsoil
strip of approximately 300mm depth which would directly impact on the ridge and
furrow.

As non-designated historic assets the ridge and furrow earthworks within the
application site have intrinsic heritage value assessed as low (local) heritage
significance, and also contribute to the wider historic landscape character, providing
a positive contribution to the identified historic landscape of Commonwood
(WRXHMHL18).

The landscape character of Commonwood is derived from several elements including
ridge and furrow. Other historic features that contribute to the character of the area
are noted to include medieval settlements, areas of 18" and 19" century enclosure,
marl pits, small farm complexes, field names, woodland, and prehistoric barrows and
standing stones.

Whilst ridge and furrow is a significant contributor to the assessed Outstanding value
of the landscape, the value is derived collectively from across the landscape area.
The removal of ridge and furrow within the application site would have a minor
negative impact on the heritage value of the wider Commonwood landscape character
area. This impact is limited as this value is derived from areas of ridge and furrow
surviving throughout the totality of character area. It is not considered that the removal
of ridge and furrow within the application site would reduce the character area’s
overall assessed ‘Outstanding’ value.

The ridge and furrow earthworks within the application site are assessed as being of
low (local) heritage significance. The proposed development will have a high
magnitude of effect, resulting in complete removal of the ridge and furrow. The
significance of effect would be low, as detailed in the submitted HIA.

Comments provided by CPAT include a requirement to assess the impact of
development on Important Hedgerows. This has been addressed in the HIA and an
accompanying Historic Hedgerow Impact Assessment technical note (TEP ref
9134.02.005).
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Preliminary consultation was carried out by TEP with the Development Control
Archaeologist at Clywd Powys Archaeological Trust at the commencement of the
project. TEP’s consultation request (Bassir, email 17/12/2021) stated that the outline
application comprised the draft employment allocation KSS3 and that the review
would comprise a 1km study area including an HER search and site visit. The
consultation request highlighted that a small number of designated historic assets
were present, as well as non-designated historic assets including an aircraft crash
site, historic hedgerows, and that ridge and furrow remains were present in many of
the fields in the study area.

CPAT’s response (Walters, email 04/01/2022) agreed with the highlighted constraints
and noted that further research would be required for the aircraft crash site and that
several hedgerows may be considered as Important in accordance with the Hedgerow
Regulations Act 1997. CPAT requested that a Heritage Impact Assessment (HIA) be
undertaken in accordance with Cadw best practice guidance. With regards the ridge
and furrow CPAT noted that “The ridge and furrow seems quite poorly preserved here
on the lidar (although no coverage to the east) so we would probably not have any
issues with that”. 1t was requested that a Written Scheme of Investigation (WSI) for
the HIA be submitted prior to the walkover survey and a geophysical survey of the
site was recommended to assess the subsurface potential of the application site.

A WSI for the HIA was produced in January 2022 which set out TEP’s proposed
approach to the assessment. The WSI noted that “The area surrounding the site
contains numerous remains of medieval ridge and furrow, demonstrating intensive
agricultural use during that period”. The document noted that the work was to inform
an outline application for the KSS3 employment allocation site and included a plan
with the red line boundary. The WSI was submitted via email to CPAT on 09/06/2022
and was approved by CPAT the same day.

Following completion of the HIA and geophysical survey TEP provided Historic
Environment input to an EIA Scoping report as a topic where potential for significant
effects is not anticipated. The report noted that “The area surrounding the application
site contains numerous cultivation remains of medieval to post-medieval ridge and
furrow earthworks which demonstrate intensive agricultural use of the landscape
during these periods. Aerial views and available partial LIDAR data indicate the
presence of three areas of ridge and furrow within the application site and
demonstrate that some of the present field boundaries conform with the medieval
landscape pattern. Modern ploughing appears to have levelled any ridge and furrow
remains across most of the application site.” The scoping report did not include ridge
and furrow as a key issue and concluded that the assessment of effects on built
heritage and below-ground archaeology would be scoped out of the Environmental
Statement but would be included within a stand-alone heritage assessment report.

A Scoping Opinion was received from the Senior Planning Archaeologist at CPAT
which noted the results of the HIA and geophysical survey (Walters, email
07/12/2022). With regards the ridge and furrow the comment stated “We have
received a copy of the geophysical survey report and we are in agreement that no
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significant anomalies other than a former ridge and furrow field system of medieval
and post medieval date are present. There appear to be no earlier features than the
field system in the results although to some extent the field system ridging will mask
earlier features that may be present’. The scoping opinion requested that the HIA
state mitigation where historic hedgerows may be impacted but did not request
mitigation for the ridge and furrow or provide recommendations for preservation in situ
or any requirement for further assessment.

The final scoping opinion (Philips, 24/05/2023) included consultation with Cadw and
CPAT and confirmed that the effects on the historic environment could be excluded
from the Environmental Statement. The scoping opinion specified that an assessment
of the impact of the development on historic hedgerows should be included within the
scope of a HIA. No comments regarding ridge and furrow remains were included.

Following receipt of the scoping opinion the HIA was updated and a Historic
Hedgerow Impact Assessment was produced’. The HIA recorded that three areas of
visible ridge and furrow are present within the application site which would likely be
completely removed by the proposed development. The remains were assessed as
being of low (local) heritage significance and that the magnitude of effect of
development will be high. The significance of effect would be low.

The Applicant’s planning consultant, CBRE Limited, consulted CPAT as part of the
Pre-Application Consultation process, which included the application submission
documents (including the HIA) being available for review and comment between the
19" June and 17" July 2023. CPAT did not respond to this consultation.

A consultation email on the hybrid application by the Senior Planning Archaeologist
at CPAT (Walters, email 24/08/2023) noted that the application site included areas of
ridge and furrow which would receive direct impact from the proposed application and
stated that “Consideration should be given to removal of Fields 5 from the
development proposal to preserve these earthworks which retain a characteristic
curved profile and plan and are clearly related to similarly well-preserved earthworks
adjoining the field to the east which can be seen on the lidar’.

An additional response from CPAT regarding their position on the ridge and furrow
(Email from WCBC, 25/09/2023) includes “It is perfectly reasonable at the Outline or
Full application stage to expect adjustments in proposed layouts to preserve
significant archaeology identified by assessment. Our advice on this regarding the
preserved medieval field system earthworks and the historic hedgerows must be
taken seriously by the applicant/agent and a revised layout must be considered.
Failure to do this may result in an objection”.

It is considered that the consultation process associated with the project has been
thorough and has provided an opportunity for CPAT to comment on the anticipated
direct and in-direct impacts of the proposed development upon archaeological
remains. The presence of ridge and furrow within the study area and site has been

7TEP 2023, Land North of Bryn Lane, Wrexham, Clwyd, Heritage Impact Assessment, The Environment
Partnership (TEP) Ltd, 9134.02.003
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raised and noted throughout the consultation process however no request to preserve
ridge these remains had previously been raised.

In accordance with national and local planning policy and Cadw best practice
guidance the ridge and furrow remains within the application site have been assessed
through desk-based survey and archaeological investigation as non-designated
historic assets of low (local) heritage significance.

The application site forms a land allocation within the emerging LDP and includes
areas of visible ridge and furrow. The LDP and allocations have been informed by an
extensive evidence base and the allocation of land at Wrexham Industrial Estate has
been subject to a site selection exercise to ensure that the site is appropriate in
relation to environmental factors including historic environment considerations.
Archaeological and heritage considerations were considered in forming the LDP and
its proposed allocations which included consultation with CPAT.

Within the framework of KSS3 the preservation of ridge and furrow in field 5 would
not be possible since these earthworks encompass the totality of that field and any
development would result in some level of direct impacts to the remains. The inclusion
of this field within the allocation implies an acceptance of this impact since
preservation would require the removal of the field from the allocated area. The
allocation policy (SP11) does not include heritage or archaeological mitigation. The
LDP does not recognise the site as part of an SLA under Policy EC5.

The presence of ridge and furrow within the application site has been highlighted in
the HIA report and archaeological evaluation report, and the EIA scoping report, and
through consultation with CPAT at several stages during the project and has not
previously been raised as a key issue or constraint where preservation in-situ should
be considered.

As noted in TAN24, the case for the preservation of archaeological remains which are
not of national importance must be assessed on the individual merits of each case
and the local authority must weigh the significance of the remains against the benefits
of and need for the proposed development. The public benefits and need for the
development are outlined in Policy SP11 and should be weighed against the
significance of the archaeological remains in determining the application.

Since preservation in-situ of these remains, which are assessed as being of low (local)
heritage significance, would not be possible within the framework of KSS3, and is not
considered to be warranted, the HIA included a recommendation for mitigation by
preservation through record by means of a topographic survey and publicly accessible
report. This would be secured as a condition of planning consent. This
recommendation is proportionate to the heritage significance of the archaeological
remains and the impact of the proposed development.
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CPAT have commented that there is no necessity for additional topographic survey
as the ridge and furrow are visible on LiDAR. The HIA report includes a description of
the ridge and furrow remains, photographs, LiDAR mapping, and is supported by a
geophysical survey report which also illustrates the extent and character of the ridge
and furrow. These reports will be submitted to the HER for public access and can be
considered to have provided preservation by record of the ridge and furrow remains.
This is consistent with national and local policy where preservation by record should
be considered where in-situ preservation of historic assets is not possible.
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From: Mark Walters
To: planning

Cc: Neil Maylan (Cadw Senior Historic Environment Planning Officer); Cadw Planning
(cadwplanning@gov.wales)

Subject: P/2023/0497 Land North of Bryn Lane, Wrexham Industrial Estate, Wrexham - Hybrid Full and Outline for
Industrial Premises

Date: 24 August 2023 15:18:23

Dear Sir or Madam

Thank you for the consultation on this application. We were previously consulted on the
proposals at the pre-application stage and gave advice on the scope of the historic
environment assessment to the archaeological consultant and to the LPA as part of a
scoping opinion in December 2022. Unfortunately, since December 2022, we have had no
further contact with the archaeological consultants and had expected to be consulted on
the draft historic environment chapter of the ES so that identified impacts could be
verified and mitigation agreed. There doesn't appear to be a specific historic environment
chapter in the ES, but a Heritage Impact Assessment by The Environment Partnership
(TEP), combining some elements of pre-determination assessment reporting, has been
provided and it is the findings of this document that we will comment on below.

1. Pre-determination Evaluation Trenching

With regard to the Mitigation section (6.34 - 6.49) of the TEP report it is recommended in
6.47 - 6.48 that further assessment of the sub-surface potential of the development area
should be completed through a scheme of investigative trial trenching. This is aimed
primarily at defining the potential for archaeology which is earlier than the medieval and
post medieval field systems which may have masked deeper sub-surface data on the
geophysics results. As this would in effect be a further stage of pre-determination
assessment designed to inform the ES and a subsequent mitigation strategy it should be
completed at the pre-determination stage in accordance with:

Planning Policy Wales (Feb 2021):
Paragraph 6.1.26

Where archaeological remains are known to exist or there is a potential for them to survive,
an application should be accompanied by sufficient information, through desk-based
assessment and/or field evaluation, to allow a full understanding of the impact of the
proposal on the significance of the remains. The needs of archaeology and development
may be reconciled, and potential conflict very much reduced, through early discussion and
assessment.

This means that Local Planning Authorities in Wales must take into account archaeological
considerations and deal with them from the beginning of the development control process
and need to be fully informed about the nature and importance of archaeological remains,
and their setting, and the likely impact of any proposed development upon them.


mailto:mark.walters@cpat.org.uk
mailto:planning@wrexham.gov.uk
mailto:neil.maylan002@gov.wales
mailto:cadwplanning@gov.wales
mailto:cadwplanning@gov.wales

Technical Advice Note 24 (May 2017):
Paragraph 4.7.

‘Where archaeological remains are known to exist, or considered likely to exist, and a study
has not already been undertaken by the applicant, the local planning authority should ask
an applicant to undertake a desk-based archaeological assessment and, where
appropriate, an archaeological evaluation. These should be done by a qualified and
competent expert to the appropriate standard. The reports of these investigations will form
part of the planning application. Applicants should show they have modified their
development proposals to minimise any negative impact on the identified archaeological
remains, and how they intend to mitigate any remaining negative impacts.’

The evaluation should consist of a series of 100m x 2m randomly sited trenches amounting
to a 2% sample of the development area to test for the presence/absence of sub-surface
archaeology. The evaluation trenching should avoid damage to the well-preserved field
system earthworks in Field 5 and the eastern half of Field 6. At least one trench should be
aligned north/south in Field 2 to coincide with the approximate location of the NDHA94
Francis Lane aircraft crash site and test for metallic or other crash debris. An
archaeological contractor will need to be engaged to carry out this evaluation in
accordance with CIFA standards and guidance for field evaluation, reporting and archiving.
A WSI must be submitted by the chosen archaeological contractor and approved by us
before they commence work on-site. The results will be forwarded to the applicant, LPA
and Planning services section of CPAT for further comment. A standard specification for
evaluation trenching, reporting and archiving is attached.

2. Ridge and Furrow Field System Earthworks - Preservation

With regard to 6.41 and the mitigation for damage to the surviving ridge and furrow field
system earthworks it is clear in 4.97 of the main report that Field 5, and to a slightly lesser
extent Field 6, retain well preserved surface earthworks and related hedgerow field
boundaries of medieval and post medieval date. Consideration should be given to removal
of Fields 5 from the development proposal to preserve these earthworks which retain a
characteristic curved profile and plan and are clearly related to similarly well-preserved
earthworks adjoining the field to the east which can be seen on the lidar. Well preserved
ridge and furrow field systems of this type are a characteristic feature of the Wrexham

Maelor rural landscape and form part of the Historic Landscape Aspect for the Commonwood
landscape area on the NRW LANDMAP database. This area is defined as Outstanding and of High
value for its preservation of ridge and furrow field systems which are a rare and key element of
this landscape.

The lidar data in the TEP report has mapped the ridge and furrow in high detail and we
would not see any need for additional topographic survey as a condition of consent as this
is unlikely to resolve more detail or be as accurate in plan as the lidar.



3. Hedgerows classed as 'Important'

Appendix C of the TEP report indicates that under the Schedule 1 Part Il heritage criteria of
the Hedgerow Regulations 1997 practically every hedgerow within the development north
of Bryn Lane is classed as 'important' and therefore 'protected’. Normally no hedgerow
that is deemed to be important and protected can be removed unless the LPA has received
and considered a Hedgerow Removal Notice application. Normally where hedgerows are
deemed to be 'important' the LPA would issue a hedgerow retention notice and the
hedges would have to be retained. It would appear the current layout would remove
approximately 50% of the 'important' hedges, which will also be of ecological value, and
clearly the LPA will need to comment further on this significant landscape impact.

| look forward to approving the WSI for the pre-determination evaluation trenching and
receiving any revised layout proposals which seek to preserve the historic landscape
archaeological components identified above and in the TEP report.

Kind regards

Mark Walters

Mark Walters
Senior Planning Archaeologist / Uwch Archeolegydd Cynllunio

Ffon / Tel: Mobile: 07736 163148

E-bost / E-mail: mark.walters@cpat.org.uk

Ymddiriedolaeth Archaeolegol Clwyd-Powys, Y Swyddfeydd, Coed y Dinas, Welshpool, SY21 8RP,
Swyddfa Gofrestredig fel yr uchod. Rhif Cwmni 1212455, Rhif Elusen 508301.

Clwyd-Powys Archaeological Trust, The Offices, Coed y Dinas, Welshpool, SY21 8RP.
Registered Office as above. Company No 1212455, Charity No 508301.
Please note that | do not work Fridays

Privacy Notice

Mae’n bosibl nad yw’r datganiadau a’r safbwyntiau a fynegir yn yr e-bost hwn yn cynrychioli rhai
Ymddiriedolaeth Archeolegol Clwyd-Powys.

Statements and opinions expressed in this e-mail may not represent those of the Clwyd-Powys
Archaeological Trust.
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Amir Bassir

From: Jenna.Arnold2@gov.wales

Sent: 20 January 2023 10:52

To: Matthew Phillips

Subject: RE: ENQ/2022/0328 - EIA Scoping Opinion Request
Hi Matthew,

Sorry again, here are Cadw’s comments.

A scoping report produced by CBRE has been submitted along with this request for a scoping
opinion. Chapter 7 of this report has considered the impact of the proposed development on the
settings of the above designated historic assets and concluded that this will not be significant. As
such, the impact of the proposed development on the settings of designated historic assets can
be scoped out of the EIA.

The scoping report has also suggested that sufficient investigation has been carried out to
determine that the proposed development will not have a significant impact on the buried
archaeological resource and therefore the historic environment can be scoped out of the EIA.
However, before the historic environment is scoped out of the EIA, the Clwyd-Powys
Archaeological Trust should be consulted in regard to whether sufficient appropriate
archaeological investigation has been carried out to prove that the proposed development will not
have a significant impact on the buried archaeological resource.

Thanks
Jenna

From: Matthew Phillips <Matthew.Phillips@wrexham.gov.uk>

Sent: 19 January 2023 16:48

To: Arnold, Jenna (ETC - CST - Cadw - Casework Teams) <Jenna.Arnold2@gov.wales>
Subject: RE: ENQ/2022/0328 - EIA Scoping Opinion Request

Jenna,

Yes please.
Regards
Matthew Phillips

Pennaeth Dros Dro'r Gwasanaeth Polisi Cynllunio/Interim Head of Service Planning Policy
Economi a Chynllunio/Economy and Planning



Amir Bassir

From: mark.walters@cpat.org.uk

Sent: 07 December 2022 12:18

To: Matthew Phillips

Subject: [DKIM:INVALID] Re: ENQ/2022/0328 Land off Francis Lane and Bryn Lane, Wrexham

Industrial Estate - Historic Environment Scoping Opinion

Dear Matthew
Thank you for the consultation on the scoping opinion for the EIA at this development site.

We note the content of 7.1 (Historic Environment) in the scope which includes the outline results of a
completed DBA and geophysical survey.

We have received a copy of the geophysical survey report and we are in agreement that no significant
anomalies other than a former ridge and furrow field system of medieval and post medieval date are
present. There appear to be no earlier features than the field system in the results although to some
extent the field system ridging will mask earlier features that may be present. Overall though the
archaeological potential based on the geophysical results does seem to be low.

The key direct impact identified by the DBA would be the removal of any historic hedges. It is clear that
most of the hedges surviving here formed part of a pre 1843 field system (7.1.13) and one also forms part
of a historic township boundary (7.1.14). This is also supported by the geophysical survey which shows the
degraded remains of a ridging system within former hedgerow boundaries across the whole development
site. These hedges would therefore be classed as 'important' under the Hedgerow Removal Regulations
1997 under the cultural criteria. Every effort should therefore be made to retain the historic hedgerows
within any future development layout and maintain them.

With regard to the WWII aircraft crash location (7.1.17 and 7.1.20) we contacted a local researcher who
has completed extensive ground and documentary studies on aircraft crashes in the Wrexham area and he
confirms that the crash was a US Curtis Tomahawk fighter plane AN892. This appears to have been a
surface crash on the field with all of the remains being recovered and this was confirmed by an eyewitness
who saw the plane being dismantled and the fuselage being driven off-site. The potential for intact aircraft
remains therefore seem low, but a contingency should be built into the project for unexpected remains
and the requirements of the Protection of Military Remains Act for licenced recovery of any remains that
may be found.

We agree that the assessment of indirect effects on the built heritage can be scoped out of the EIA and
that a HIA will be included. The HIA should use the Cadw guidance on Managing the Setting of Historic
Assets in Wales (which includes a setting assessment methodology) as well as the Cadw Conservation
Principles (2011) in reaching its conclusions.

We agree that the assessment of effects on below ground archaeology can be scoped out of the EIA and
that a HIA will be included which addresses these impacts.

The above ground impacts to the historic hedgerows will need to be scoped into the assessment and
included within a HIA. Mitigation must be stated where historic hedgerows may be impacted.

Best regards



Amir Bassir

From: Amir Bassir

Sent: 09 June 2022 12:17

To: Mark Walters

Subject: RE: Land at Bryn Lane, Wrexham - Archaeological Assessment
Attachments: XF93_RAMs.pdf; Land north of Bryn WSI v2.pdf

Categories: Saved to TEPSP13

SharePointLocationUrl: http://tepsharepoint2013/sites/TEP1/9134.02/Emails

SharePointAbsoluteFileUrl:
http://tepsharepoint2013/sites/TEP1/9134.02/Emails/RE_ Land at Bryn Lane_
Wrexham - Archaeological A_su8y7z.msg

Good afternoon Mark,
| hope that you are keeping well,

Further to our previous correspondence please find attached a WSI and RAMS for undertaking a geophysical survey
of the Bryn Lane site. The survey team are scheduled to carry out this work on the 20" June so if you have any
comments on the documents please let me know and | will address these as soon as possible.

Kind regards,

Amir Bassir (BSc (Hons) PG Cert MCIfA)
Senior Historic Environment Consultant

07341 563780 (Mobile)

From: Mark Walters <mark.walters@cpat.org.uk>

Sent: 04 January 2022 15:13

To: Amir Bassir <AmirBassir@tep.uk.com>

Subject: Re: Land at Bryn Lane, Wrexham - Archaeological Assessment

Dear Amir
Thank you for the early consultation on this development proposal area.

As the scheme develops it would be useful to have a red boundary plan showing the extent and any early
indicative layout so that we can comment further. From the grid ref. alone it is quite difficult to provide
targeted advice.

We would agree with what you have currently identified in terms of constraints in these fields. In terms of
the aircraft crash site more work would need to be done on accurately locating this site which is likely to
be inaccurate on the HER. The RAF air crash records held (I think) at the RAF Museum Hendon would need
to be consulted to ascertain whether it was a surface crash only or whether there are likely to be buried
remains including possible human remains. It is likely to be a major constraint if there are buried remains
as a licence for recovery (with conditions) would be needed under the Protection of Military Remains Act
1986 and geophysics may be needed to locate sub-surface remains.

With regard to the hedgerows they would need to be assessed under the Hedgerow Regulations Act 1997
schedule Il criteria to see if they are deemed to be "important" under those criteria - see



https://www.legislation.gov.uk/uksi/1997/1160/contents/made Some of the southern and western
boundaries appear coincide with parish boundaries and may therefore be important.

A Heritage Impact Assessment and resulting Heritage Impact Statement should be completed in
accordance with the Cadw Best Practice Guidance https://cadw.gov.wales/advice-
support/placemaking/heritage-impact-assessment/heritage-impact-assessment to address potential
setting impacts on the nearby listed buildings. The Cadw Conservation Principles should also be taken into
account here https://cadw.gov.wales/advice-support/conservation-principles/conservation-principles

The ridge and furrow seems quite poorly preserved here on the lidar (although no coverage to the east) so
we would probably not have any issues with that.

There should be a walkover survey as well as a desk-based survey to identify any previously unrecorded
sites in these fields via a systematic transect search of the area with mapping and detailed description of
any features found.

The sub-surface potential of the site prior to the post-medieval period will remain largely unknown
through a conventional desktop and walkover survey, so we normally recommend a geophysical survey
also using magnetometry, or any other appropriate technique as advised by a geophysical specialist. A
typical brief for a magnetometry survey is attached.

In terms of assessment and reporting we normally require a method statement or written scheme of
investigation (WSI) document to be sent to us for approval before fieldwork commences. The WSl should
include a Data Management Policy and archive Selection Strategy in line with the new CIFA guidance (see
attached document). The survey, reporting and archiving should adhere to the appropriate CIFA standards
and guidance. A high- res copy of the resulting pdf report would need to be sent to the HER via Dr Gary
Duckers gary.duckers@cpat.org.uk or uploaded direct via https://cpat.org.uk/heddos.html The full digital
archive would need to be sent to the National Monuments Record, RCAHMW, National Library of Wales,
Aberystwyth. Any reports submitted need to meet the requirements of the Welsh HER Submission
Guidelines (see attached document).

| hope all of the above helps with regard to taking this project forward and assessing it appropriately.

Kind regards

Mark Walters

Mark Walters
Development Control Archaeologist / Swyddog Rheoli Datblygiad

Ffon / Tel: 01938 553670/552035 Mobile: 07736 163148

E-bost / E-mail: mark.walters@cpat.org.uk




Ymddiriedolaeth Archaeolegol Clwyd-Powys, Y Swyddfeydd, Coed y Dinas, Welshpool, SY21 8RP,

Swyddfa Gofrestredig fel yr uchod. Rhif Cwmni 1212455, Rhif Elusen 508301, Sefydliad Cofrestredig CIfA.

Clwyd-Powys Archaeological Trust, The Offices, Coed y Dinas, Welshpool, SY21 8RP.

Registered Office as above. Company No 1212455, Charity No 508301. Chartered Institute for Archaeologists
Registered Organisation No 6.

Please note that | do not work Fridays

From: Amir Bassir <AmirBassir@tep.uk.com>
Sent: 17 December 2021 14:37

To: Mark Walters <mark.walters@cpat.org.uk>
Subject: Land at Bryn Lane, Wrexham

Dear Mark,

TEP have been instructed to undertake a heritage assessment of a site located between Francis Lane and Bryn Lane,
Wrexham (centred on approximately SJ 38248 51050) in support of an outline application for development of the
site. The site comprises the local planning authorities’ draft employment allocation KSS3 for delivery of employment
land.

| will be reviewing a study area of known heritage assets comprising a 1km radius of the site and will be submitting
an HER search request and carrying out a site visit.

A preliminary review of the baseline reveals very few designated heritage assets in the vicinity, primarily the Grade Il
listed New Holt Lodge Farm. A single aircraft crash site is recorded within the site bounds with others in the vicinity
of the site due to the nearby former Borras Airfield. The site includes a number of hedgerows present on first edition
Ordnance Survey mapping and these are likely to be affected by development. Ridge and furrow is recorded in many
fields in the surrounding area however relatively few archaeological remains and events are recorded in the locality
in the Archwilio database.

| wanted to take the opportunity to consult with you and get your thoughts on any potential heritage constraints or
opportunities that you think should be accounted for in the heritage assessment.

Do feel free to call my mobile to discuss,
Kind regards,

Amir Bassir (BSc (Hons) PG Cert MCIfA)
Senior Historic Environment Consultant

01858 383118 (Direct Dial)
07341 563780 (Mobile)

Warrington | Gateshead | | London | Cornwall
01925 844004 | 0191 605 3340 | 01858 383120 | 0203 096 6050 | 01326 240081



Amir Bassir

From: Clarkson, Helen @ Manchester <Helen.Clarkson@cbre.com>

Sent: 02 December 2022 09:59

To: mark.walters@cpat.org.uk

Cc: Matthew Phillips; Raby-Smith, Rebecca @ London SMC; Grady, Sarah @
Manchester; Amir Bassir; Little, Patrick @ London SMC

Subject: Land north of Bryn Lane - Geophysical Report

Attachments: Bryn Lane Wrexham Geophysical Survey Report.pdf

Categories: Saved to TEPSP13

SharePointLocationUrl: http://tepsharepoint2013/sites/TEP1/9134.02/Emails

SharePointAbsoluteFileUrl:
http://tepsharepoint2013/sites/TEP1/9134.02/Emails/Land north of Bryn Lane -
Geophysical Report_Ixhov4.msg

Hi Mark,

Please find attached geo-physical report for land north of Bryn Lane, as requested. Please let us know if you have
any questions regarding the attached.

Kind Regards,
Helen

Helen Clarkson | Associate Director

CBRE Limited | Planning & Development

10™ Floor, One St Peters Square, Manchester, M2 3DE

DDI 0161 233 5418 | T 0161 455 7666 | Internal Extension 35418 | M 07766 421 089
helen.clarkson@cbre.com | http://www.cbre.com

Please consider the environment before printing this email.

CBRE Limited, Registered Office: Henrietta House, Henrietta Place, London, W1G ONB, registered in
England and Wales No. 3536032.Regulated by the RICS.

This communication is from CBRE Limited or one of its associated/subsidiary companies.

This communication contains information which is confidential and may be privileged. If you are not the
intended recipient, please contact the sender immediately.

Any use of its contents is strictly prohibited and you must not copy, send or disclose it, or rely on its
contents in any way whatsoever.

Reasonable care has been taken to ensure that this communication (and any attachments or hyperlinks
contained within it) is free from computer viruses.



From: Mark Walters

To: Amir Bassir
Subject: Re: Land at Bryn Lane, Wrexham - Archaeological Assessment
CIFA Standard & Guidance Update - Selection Strategy & Data
Attachments: Management Plan June 2020.pdf;Guidance for the Submission of Data
to Welsh HERs V1 (EN).pdf;Geophysics Brief.docx;
Sent: 04/01/2022 15:13:56
Dear Amir

Thank you for the early consultation on this development proposal area.

As the scheme develops it would be useful to have a red boundary plan showing the
extent and any early indicative layout so that we can comment further. From the grid
ref. alone it is quite difficult to provide targeted advice.

We would agree with what you have currently identified in terms of constraints in
these fields. In terms of the aircraft crash site more work would need to be done on
accurately locating this site which is likely to be inaccurate on the HER. The RAF air
crash records held (I think) at the RAF Museum Hendon would need to be consulted
to ascertain whether it was a surface crash only or whether there are likely to be
buried remains including possible human remains. It is likely to be a major constraint if
there are buried remains as a licence for recovery (with conditions) would be needed
under the Protection of Military Remains Act 1986 and geophysics may be needed to
locate sub-surface remains.

With regard to the hedgerows they would need to be assessed under the Hedgerow
Regulations Act 1997 schedule Il criteria to see if they are deemed to be "important"
under those criteria - see
https://www.legislation.gov.uk/uksi/1997/1160/contents/made Some of the southern
and western boundaries appear coincide with parish boundaries and may therefore
be important.

A Heritage Impact Assessment and resulting Heritage Impact Statement should be
completed in accordance with the Cadw Best Practice Guidance
https://cadw.gov.wales/advice-support/placemaking/heritage-impact-
assessment/heritage-impact-assessment to address potential setting impacts on the
nearby listed buildings. The Cadw Conservation Principles should also be taken into
account here https://cadw.gov.wales/advice-support/conservation-
principles/conservation-principles

The ridge and furrow seems quite poorly preserved here on the lidar (although no
coverage to the east) so we would probably not have any issues with that.

There should be a walkover survey as well as a desk-based survey to identify any
previously unrecorded sites in these fields via a systematic transect search of the area
with mapping and detailed description of any features found.


mailto:mark.walters@cpat.org.uk
mailto:AmirBassir@tep.uk.com
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CIfA

*Important* Updates to 4 X
Standard and guidance
documents

Submitted by Ed Ardill (fusers/4999) on Tuesday 09 June 2020
Changes to the wording of the text of the Standard for
evaluations and watching briefs and the text of

the guidance sections for archives and archaeological advice
are outlined below. These updates stem from projects that
have focused on archaeological archives and archaeological
reporting with the collective objective to improve industry
standards and provide good practice guidance related to
archiving, digital data management and grey literature
reporting (see Write Here! Write Now!
(https://www.archaeologists.net/sites/all/modules/civicrm
Jextern/url.php?u=7394&qid=814643), Developing a selection
toolkit for archaeological archives
(https://www.archaeologists.net/sites/all/modules/civicrm
Jextern/url.php?u=7395&8qid=814643) and Digital Archives in
Archaeology (https://www.archaeologists.net/sites/all/modules

Chartered
Institute for (/)
Archaeologists

Follow
CIfA
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[civicrm/extern/url.ohp?u=7396&qid=814643) for further details)

The changes presented are relatively minor but please do
make sure you and your colleagues are aware of them
(especially the changes to the Standard paragraphs for both
evaluations and watching briefs) and update your records to
ensure you're accessing the correct versions (see here
(https://mwww.archaeologists.net/sites/all/modules/civicrm
/extern/url.php?u=73978qid=814643) for latest versions). The
CIfA Standards are binding on all accredited members and
Registered Organisations to ensure that CIfA professionals
work to high ethical and professional standards. The guidance
provides good practice advice outlining how to achieve the
Standards. These changes are effective immediately. Please
contact Jen Parker Wooding (https://www.archaeologists.net
/sites/all/modules/civicrm/extern/url.ohp?u=7398&qid=814643) if
you have any queries.

A substantial overhaul of the full suite of Standards and
guidance is due to start soon which will review and update
content and consider format/design/presentation etc. Further
information will be shared in due course.

1) Changes to the Standard and
guidance for archaeological field
excavation

The Write Here! Write Now! (https://www.archaeologists.net
/sites/all/modules/civicrm/extern/url.ohp?u=7394&

qid=814643) project (still underway) recommended changes to
the wording of the Standard in the Standard and guidance

for archaeological field evaluation
(https://www.archaeologists.net/sites/all/modules/civicrm
/extern/url.php?u=7399&qid=814643) and archaeological
watching brief (https://www.archaeologists.net/sites
/all/modules/civicrm/extern/url.php?u=7400&8qid=814643) (see
no. 2 below) to emphasise the importance of the research

potential of evaluations and to address concerns regarding the
quality of grey literature reporting. These changes were
subject to advance consultation with ALGAO, FAME and the
CIfA Advisory Council and have been approved by the CIfA
Board of Directors. The second phase of this project will involve
member consultation of reporting templates that have been
produced to support practitioners. A update to the wording of

https://www.archaeologists.net/news/important-updates-4-x-standard-a...
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the definition of field evaluation is also outlined to ensure
consistency in line with the reworded Standard. Other minor
edits will take place as part of the wider review of the
Standards and guidance documents planned for 2020/21.

Follow @InstituteArch

Previous wording
Standard

Updated wording
(yellow indicates new addition)

An archaeological field evaluation will determine, as
far as is reasonably possible, the nature of the
archaeological resource within a specified area using
appropriate methods and practises. These will satisfy
the stated aims on the project, and comply with the
Code of conduct and other relevant regulations of

An archaeological field evaluation will determine
and report on, as far as is reasonably possible, the
nature of the archaeological resource within a
specified area using appropriate methods and
practises. These will satisfy the stated aims on the
project and comply with the Code of conduct and

CIfA. other relevant regulations of CIfA.
Current wording Updated wording
Definition [yellow indicates new addition)

The definition of archaeological field evaluation is a | The definition of archaeological field evaluation is
limited programme of non-intrusive a limited programme of non-intrusive and/or
and/or intrusive fieldwork which determines the | intrusive fieldwork which determines the presence
presence or absence of archaeological features, | or absence of archaeological features, structures,
structures, deposits, artefacts or ecofacts within a | deposits, artefacts or ecofacts, and their research
specified area or site on land, potential, within a specified area or site on land,
inter-tidal zone or underwater. If such archaeological | inter-tidal zone or underwater. If such
remains are present field evaluation defines their | archaeological remains are present field
character, extent, quality and preservation, and | evaluation defines their character, extent, quality
enables an assessment of their significance in a local, | and preservation, reports on them, and enables an
regional, national or international context as | assessment of their significance in a local,
appropriate. regional, national or international context as
appropriate.

2) Changes to the Standard and
guidance for an archaeological
watching brief

Current wording Updated wording
Standard (yellow indicates new addition)

An archaeological watching brief will record the | An archaeological watching brief will record and
archaeological resource during development within a | report on, the archaeological resource during
specified area using appropriate methods and | development within o specified area using
practices. These will satisfy the stated aims of the | appropriate methods and practices. These will
project, and comply with the Code of conduct and | satisfy the stated aims of the project and comply
other relevant regulations of CIfA. with the Code of Conduct and other relevant
regulations of CIfA.

3) Changes to the Standard and
guidance for the creation,
compilation, transfer and

30f6 06/10/2020, 11:55
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deposition of archaeological
archives

The Developing a selection toolkit for archaeological archives
(https://www.archaeologists.net/sites/all/modules/civicrm
/extern/url.php?u=7395&qid=814643) and Digital Archives in
Archaeology (https://Mww.archaeologists.net/sites/all/modules
[civicrm/extern/url.ohp?u=7396&

qid=814643) projects recommended changes to

the guidance sections 3.3.1 and 3.3.3 of the CIfA Standard and
guidance for archives (https://www.archaeologists.net/sites
/all/modules/civicrm/extern/url.php?u=7401&qid=814643) and
the guidance sections 1.60 and 1.61 of the CIfA Standard and
guidance for archaeological advice
(https://mwww.archaeologists.net/sites/all/modules/civicrm
/extern/url.php?u=7402&qid=814643) (see no. 4 below). These
changes focus on the implementation of project-specific
selection strategies and Data Management Plans for both
practitioners and advisors. Additional guidance, resources
and template examples can be found in the links above. The
changes were subject to consultation with the Digital Archives
in Archaeology project advisory board members comprising
representatives from across the sector, the CIfA Archives
Special Interest Group committee and via the Historic England
Knowledge Hub. They have also been approved by the CIfA
Board of Directors. Other minor edits will take place as part of
the wider review of the Standards and guidance documents
planned for 2020/21.

Current wording Updating wording
Guidance section 3.3.1 (yellow indicates new addition)

Project specifications, research designs or similar | Project specifications, research designs or similar
documents should state that one outcome of the | documents should include o project specific
project is to compile a stable, ordered, accessible | Selection Strategy and a Data Management Plan.
archive. They should also specify standards or
procedures that the archiving process must follow,
in line with the recommendations set out in AAF
2007.

https://www.archaeologists.net/news/important-updates-4-x-standard-a...
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Current wording
Guidance section 3.3.3

Updated wording
(yellow indicates new addition)

Project designs or schedules of works etc should
outline the methodology used in recording all
of archive creation will ensure consistency; for
instance in terminologies and the application of
codes in digital data sets.

Project designs or schedules of works etc should
outline the methodology used in recording all
information, in order to demonstrate that all
aspects of archive creation will ensure consistency;
for instance, in terminologies and the application
of codes in digital datasets, highlighting relevant
data standards where appropriate.

4) Changes to the Standard and

guidance for archaeological

advice by historic environment

services

Current wording
Guidance section 1.60

Updated wording
(yellow indicates new addition)

Advisors should seek to ensure that the archives of
archaeological investigations are deposited in o
suitable repository.

Advisors should seek to ensure that the archives of
archaeological investigations are deposited in a
suitable repository. Advisors should require that
the written specification outlines the methodology
for the collection and management of all
archaeological materials, records and digital data,
articulating archive selection and deposition
procedures, and includes details of the Selection
Strategy and Data Management Plan.

Current wording
Guidance section 1.61

Updated wording
(yellow indicates new addition)

Prior to the start of investigations, advisors should
require that those responsible for carrying out the
investigations establish contact with suitable
repositories willing to accept archaeological archives,
or alternatively identify appropriate temporary
storage.

Prior to the start of investigations, advisors should
require that a Selection Strategy and Data
Management Plan is included in the Written
Scheme of Investigation or Project Design, and
that the methodologies employed for data
collection and management are appropriate.
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Gwynedd Archaeological Trust

Guidance for the Submission of Data to the Welsh Historic
Environment Records (HERS)

Version: 1

Date: July 2018

Review Date: August 2019

Description: This document aims to provide guidance to allow HER users to submit data in a format
that can be easily integrated into the now-statutory regional HERs, taking into account the need for
certain project types to supply Welsh translations for certain fields in accordance with new legislation.
Source: This document takes some influence from the draft GAT 2014 document Historic Environment
Record (HER) Guidelines for Contractors but has been greatly revised and updated by GGAT, in
collaboration with the other WATs, Cadw and RCAHMW, in order to reflect the new statutory status
of the Welsh HERs following the passing of the Historic Environment Act (Wales) 2016.

Format: Word Document

Status: Operational

Coverage: Welsh HERs

Update procedure: To be updated when necessary by the HER Archaeologists at the Welsh
Archaeological Trusts

Number of pages: 27 pages including Appendix A — Welsh HER Information Submission Form
Creator of current document: Charina Jones, GGAT, in collaboration with the Welsh HER Officers
Last updated by: Calli Rouse, GGAT

Owner: Welsh Archaeological Trusts
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1. Introduction and purpose

The information within the Welsh HERs is compiled from a number of different sources. Sometimes
data is incidentally provided, by people carrying out their own research, or by individuals who have
discovered something of archaeological interest and would like more information. However, the
majority of new HER information is generated by specific projects and professional archaeological
work undertaken across Wales.

This guidance aims to support anyone creating information about the historic environment of Wales
in order to present this to the HERs. It is good practice to submit this information to the relevant
regional HER in a format which:

e meets national standards for data management

e will make it accessible to a wide audience

e iseasyto manage, maintain and preserve as well as easy and more cost-effective to accession.

Supplying new or updated information to the HER is essential to support the on-going research,
protection and conservation of the historic environment of Wales. The statutory HERs underpin all
archaeological work in Wales and provide a point of access to a wealth of important information.

Those undertaking work as part of the planning process should ensure that information is submitted
in accordance with this document and the associated guidance available to support it. Those working
outside the planning process are also asked to consider this guidance when preparing data for the
HERs.

HER users are asked to supply new or updated information generated from the use or analysis of HER
data to the relevant record within 6 months of project completion, or within a timeframe previously
agreed with HER staff!. The supply of updated information or data to the HER is a condition of the
terms and conditions of access to the record. A summary of the information required by the HERs is
provided below in Section 3.

With the exception of maritime-related information, Wales does not participate in the current version
of the OASIS mechanism for reporting and deposition (https://oasis.ac.uk). However, the Welsh HERs

will be contributing to the Archaeology Data Service grey literature library and where relevant to event
records in due course.

When submitting data to the HERs, contributors will be given the opportunity to sign a Data
Submission Agreement (if one has not been completed previously). By signing this Agreement,
contributors will specify how they would or would not like their data to be used by the HER. See
Section 6 below for more detail.

HER staff are happy to discuss any queries regarding the supply of information as specified below, or
the formats required. We welcome incidental reporting of new sites as well as corrections and

L ltem 10 ‘The Welsh Archaeological Trusts Guidelines for Access and Cost Recovery’
https://www.archwilio.org.uk/arch/pdfs/WATsAccessandCostRecoveryPolicy2017  v3%204.pdf

4
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additional information for existing records and it is worth noting that the HERs can only contain the
best available information at any time so all contributions are important. See Section 7 for contact
details.

For the purposes of this document, funded projects and contributors are defined as:
e commercial archaeological projects
e grant-aided project work undertaken for national and local Government
e externally-funded university/academic research projects
e Heritage Lottery Funded projects
e European Grant awarded work
e |ocal and national public bodies
e commercial landowners and Trusts
e corporations
e commercial organisations
e work funded through other grants or raised income.

Non-funded projects and non-funded contributors are defined as:
e members of the public
e private land-owners (non-planning related developments)
e private researchers
e schools
e unfunded community and volunteer groups
e students
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2. Information gathered through informal means

This section is relevant to HER users submitting information which has not been collected as part of a
formal project. These methods of data submission should not be used for large research or field
based-projects and must not be used by projects which are funded (these should follow the
requirements under Sections 3 and 4).

Certain contributors will be required to provide bilingual information, as detailed in Section 4 below.

2.1 HER Information Submission Form

Some contributors to the HER, such as individuals, volunteers and community groups, can submit
information for individual historic assets informally. The HERs encourage the use of the HER
Information Submission Form,? ideally in a digital format, in order to allow HER staff to rapidly
enhance the HER with the key information recorded on the form. We would also be happy to receive
the form from our data sharing partners to inform us of incidental corrections or new information
(where appropriate this would be subject to bilingual requirements for official bodies, see section 4.1
below).

The type of information we would expect to be submitted using the form may be:
e additional information for an existing historic asset
e correction of information for an existing historic asset with supporting evidence
e photographs or information relating to a previously unrecorded historic asset For
photographs the minimum information and format specified in Section 4.5 should be
provided.

For larger volumes of information, those submitting information, even informally, are asked to use a
database structure and follow the requirements for data submission as described in Section 4 below.
A template structure can be provided upon request.

2 See Appendix A of this document.
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3. Data generated through formalised means — overview

A check list is provided below for the information requested by the HERs that will be generated
through funded means or by a funded contributor. Non-funded contributors submitting a large
amount of data, as noted in section 2, should also follow the best practice guidance for funded
contributions in sections 3 and 4.

Funded projects should supply the elements listed below, where relevant to the project type. Section
4 sets out the specifications of data format, recording standards and guidance, and minimum
metadata requirements for each element. All information should be sent to the relevant HER digitally
via email or file sharing service® unless otherwise arranged with staff.

HER data submission checklist

v’ Digital report, where relevant

Bilingual information, as described below
Details of archive deposition

Digital photographs, where available

AN NI NN

Event polygon(s) depicting the area of study/project area,
where available

<\

Historic Asset polygon(s) depicting extent of resource

where part of the project remit

v' Associated project database where relevant e.g. MS
Excel, GIS table

v" Information Submission Form, where relevant

v' Metadata

v Data Submission Agreement (for first submissions by an
organisation or individual)

v Copyright notice or Data Exemption form, where relevant

Figure 1 below gives an overview of requirements for some types of project. This is not exhaustive,
so please contact the relevant HER for clarification if your project type or work is not represented in
the table. Contributors should refer to the full details in the relevant sections below relating to format
and content.

3 Please check whether the HER you are corresponding with uses these services

7
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Field Survey
/Site Visit

Research

Watching
Brief

Evaluation/
Test pitting

Excavation

Condition
Survey

Management

Plan

Landscape
Survey

Geophysical

Survey

Building
Survey

Digital Report 4.2
‘/ ‘/ where ‘/ ‘/ \/ where ‘/ ‘/ ‘/ ‘/
produced produced
Bilingual Report 41
Summary v v where v v v where v v v v
produced produced
Archive details 4.2
‘/ \/ ‘/ \/ ‘/ ‘/ where where \/ \/ ‘/
relevant relevant
Digital photos Contact | 4.4
relevant HER for where v where v v v v where v where v
quantity required produced produced produced produced
Digital file depicting 4.5
extent of work where where where where where where where where
produced produced produced produced produced produced produced produced
Digital project 4.3
database/table where where where where where where
Contact relevant HER produced produced produced produced produced produced
regarding file types
Bilingual summaries 41
of new site records where where where where where where
project project project project project project
database/ database/ database/ database/ database/ database/
table exists table exists table exists table exists table exists table exists
Digital polygon of 4.6
historic asset where where where where where where
produced produced produced produced produced produced
Data Submission 6.2

Agreement

v

v

v

v

v

v

v

Figure 1. Overview of HER data submission requirements by project type
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4 Specific Requirements for Submission of Data to HERs

4.1 Language Requirements

In accordance with the Welsh Language Standards (No. 1) Regulations 2015, and associated
compliance relevant to HER service delivery, all new records created in the HER from 1st April 2016
must have a summary description in both Welsh and English. In light of this, all new data and reports
supplied to the HER must now be supplied with appropriately translated summary texts.

The requirement is made for:
¢ local and national public bodies and authorities
e commercial archaeological work undertaken as part of the planning process
e university and cross-sector collaborative projects
e HLF and other projects (including community-led) funded by grant-awarding organisations
and funding bodies where project costings should be made for translation services.®

Private researchers, schools, unfunded local community groups and members of the public are
encouraged to submit in the language of their choice. The data submitted by these groups does not
need to be bilingual. However, if these users are able to supply bilingual information this will be
greatly welcomed by the Welsh HERs.

Where the language requirement applies, information produced in the English language must be
supplied with a Welsh language summary for:
e all new historic assets

e each piece of archaeological work (Event®) carried out.

Where the language requirement applies, information produced in the Welsh language must be
supplied with an English language summary for:

e all new historic assets

e each piece of archaeological work (Event) carried out.

Summaries for archaeological work (Events) should be included in the resulting report submitted to
the relevant planning authority and the HER.

4 http://www.legislation.gov.uk/wsi/2015/996/schedule/1/made

5 The Welsh Archaeological Trusts may be able to provide support for meeting this requirement to researchers, schools, local
community groups and other members of the public undertaking works on an unfunded basis. However this will be
dependent on resources being made available by government to the Trusts for such purposes. We are not able to extend
this support to contributors whose requirements are funded, for example local and national public bodies and authorities,
individuals or organisations (including trusts, companies, partnerships or universities) undertaking funded research, or
commercial work undertaken as part of the planning process.

6 An Event is defined by the Historic Environment Data Standards Working Group of Wales as any piece of archaeological
work, whether it is of an intrusive (e.g. Excavation), non-intrusive (e.g., Photographic Survey), or management (e.g.
Management Plan or Vegetation Control) nature.
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Text should be translated to an appropriate standard, ideally by a translator with experience of
working within the historic environment sector or familiarity with the terminology of the sector. Text
translated using automated translation applications or services will not be accepted.

A list of translators can be supplied on request and membership of Cymdeithas Cyfieithwyr Cymru -
Association of Welsh Translators and Interpreters is preferred. Approved Welsh terminology for
Monument Types, Events, archaeological Periods and more, that will aid the creation of Welsh-
language summaries, can be found beneath the English equivalent in the relevant thesauri and word
lists for historic environment information found at http://heritagedata.org/live/schemes.html, as

detailed in Section 5.

The HERs will not normally accept reports that meet the funding criteria which are submitted
without bilingual summaries. In an archaeological planning management context this should be the
final version as approved by a person acting as an archaeological advisor for a local planning or other
authority.’

4.2 Summaries

It is important that summaries are created in accordance with the guidelines below in order to ensure
that they are accessible to all HER users. Please contact the relevant HER if you have any concerns.

Archaeological Events

Event summaries, which may average 100-250 words, depending upon the scale and complexity of
the work undertaken, should refer to the following as a guide to compilation. A translation of the
executive summary in the case of a project report is preferred although some other examples are also
provided below for comparison.

Event summaries should address these questions:
e Who undertook the work?
e Who was it commissioned by? (no personal names)
e  When was the work undertaken?
e  Where was the work carried out?
e  Why was is undertaken?
e  What work was undertaken?
e  What were the results of the work?
e What were they conclusions? (if any)

Event summary examples:

7 See Chartered Institute for Archaeologists Standard and guidance for archaeological advice by historic environment services
http://www.archaeologists.net/sites/default/files/CIfAS&GArchadvice 2.pdf, (last updated Dec 2014) as well as
archaeological planning requirements where documented. For GGAT, please see Archaeological Report Monitoring Form.
For GAT, Gwynedd Archaeological Planning Service (GAPS) undertakes this function, please see
http://www.heneb.co.uk/newplanning.html for further information

10
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process of conducting a new sewage pumping station. An associated field evaluation prior to this

watching brief identified the possibility of Roman activity present within the site, however no
archaeological sites or features associated with this period were noted. A horizon containing iron
slag and charcoal was identified within the alluvial silts underlying the modern car park which
contained Post-medieval pottery.” (88 words)

2. “Monmouth Archaeology was commissioned in 2005 by the house owner to undertake a Watching
Brief during ground works in the extension of Old Mill barn, Rogerstone Grange, St. Aravans,
Chepstow. The ground was predominately made-up of rubble, brick and redeposited loam. The
humus had apparently been removed down to natural subsoil sometime in the past. All finds were
19th - 20th century and modern. No significant archaeological features or artefacts were found.”
(72 words)

3. “GGAT was commissioned by JA Rewbridge Development Services in May 2004 to undertake a
desk-based assessment to assess the effect on the archaeological resource in relation to a
proposed development at the site of the former Gwernllwynchwyth House. A total of 20 sites of
interest were identified within the study area, seven of which were within the development. The
assessment identified that there would be a severe effect on six of these seven sites, and a minor
effect on one. Mitigation measures identified to counter these effects included preservation of the
Scheduled Gwernllwynchwyth Engine House within the development, along with consideration of
the effects of the development on the Engine House. It was also recommended to preserve the
Gwernllwynchwyth outbuildings, but that a full and comprehensive building survey (Level 3) should
be carried out if preservation is not possible. Further surveys of buildings and a hedgerow were
also recommended, as well as a watching brief during construction.” (157 words)

Historic Assets
Historic asset summaries which may average 50-100 words, depending upon the scale and
complexity of the asset, should include the following information where known/relevant:
e Type and period of asset
e Location of asset
e Nature of discovery (if relevant)
e Method and material of construction (if known)
o Reference to any known associated assets or artefacts
e Possible interpretations (if relevant)
e Significant features or associations and their size and shape (where relevant)

Historic asset summary examples:

1. “Acircular stone lined kiln was exposed during excavation of a potential Medieval Grange complex
(01165g). Study of the ceramics found suggested that the kiln was used to manufacture glazed
ridge tiles during the later 14th or 15th centuries. A high proportion of wasters were also
recovered. The kiln was not fully excavated, and therefore its full function was not established.”
(61 words)

2. “Adisused quarry, most likely of post-medieval date, identified from the 2" Edition OS 6” map lies

to the north of Cwm-Bedlan Farm. A subsequent field visit in 2011 recorded the site to be in an
overgrown condition.” (38 words)

11
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3.  “A substantially intact building initially built as a machine shop for National Shipyard No.1 at
Chepstow c. 1917. The building is rectangular and constructed from concrete blocks that were
likely cast on site. Whilst a number of doorways have been blocked up, some door mechanisms
and awnings are intact, the doors on the north-west are potentially original. The building continues
to be used for engineering purposes.” (65 words)

4.3 Project Reports

Project reports must be supplied to the relevant HER, following approval by an archaeological advisor,

where appropriate. They should be in a PDF format suitable to allow for dissemination (PDF/A format
is not acceptable as this is an archiving format). Word documents can also be accepted.

The PDF provided to the relevant HER should not contain any security or access restrictions such as
passwords, or restrictions on printing, saving, copying, and viewing of the document. These
restrictions will prevent the dissemination of the document, and the creation of security copies and
backups.

The HERs are happy to accept PDF reports via email and may be able to accept reports on removable
media such as USB sticks, or via a file hosting service such as Dropbox. Each HER has different
requirements and while paper copies and CDs or DVDs are accepted by some, others prefer not receive
either. Please contact the HERs directly to confirm the preferred method of delivery of reports.

All reports should conform to the criteria required by the Chartered Institute for Archaeologists
(please see http://www.archaeologists.net/codes/cifa). Where produced as part of the planning

process they should also conform to the requirements of the recognised archaeological planning
advisor and regional archaeological planning guidance where this is available.®

In addition to the CIfA criteria, each report submitted to the relevant HER should contain:
v"an HER Enquiry Reference Number, where obtained

an Event number (Event PRN) for the project work (supplied by HER staff on request)

bilingual summaries (mandatory)

NN

accession numbers for the project archive from an accredited archive repository such as the
National Monuments Record and/or relevant museum

<\

The report author/s, and company/organisation details where appropriate

<

The date of completion of the report
v" An accurate NGR centred on the project location (to a minimum of 6 figures)

Please note that approval of a report by an archaeological advisor does not constitute its
deposition in the Welsh HERs.

8 For GGAT Archaeological Report Monitoring Form and Notes & Guidance for WSI and PD

12
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4.4 Project Data

Where collected as part of a project (e.g. field survey or desk-based research), any new or updated
information for historic assets must be submitted to the HER, ideally in the form of a database,
spreadsheet or other tabular form of data in a digital format that will meet the requirements of HER
staff and that contains the elements shown in the table(s) below. Mandatory information is
highlighted in bold. Controlled terminology should be used for a number of fields (highlighted in the
tables below), please see Section 5 for more information regarding the approved thesauri for records
in Wales.

Summary information for new sites must be supplied in both English and Welsh as detailed in 4.1

above.

HER Field Name

Field Definition (those shaded purple must use controlled terms

Historic Asset UID/PRN

available at heritagedata.org)
Unique record identifier (Primary Reference Number)®.

Site name (Historic asset name)

The name given to a historic asset. Please use appropriate format for
each HER:

CPAT: ‘Location, Type’ e.g. Mynydd Ddu, Cairn.

DAT: Name of building or structure where one exists

GGAT: ‘Type, Location’ e.g. Cairn, Mynydd Ddu, Bridgend.

GAT: ‘Type, Location’ e.g. Cairn, Mynydd Ddu

Summary Welsh

A brief Welsh language summary or short-text description of the site,
following the format in section 4.2

Summary English

A brief English language summary or short-text description of the site,
following the format in section 4.2

Description The description should contain the following as a minimum:
what the site is; where it is; details of construction/fabric; any
significant notes, e.g. architect; importance; statement of condition;
statement of discovery’ any interpretations; references for information
included, in the format ‘Author, Year’.

NGR The Ordnance Survey National Grid Reference. The OSGB36 projection
should be used where possible.

Easting A six-figure grid coordinate relating to the Easting or x coordinate

Northing A six-figure grid coordinate relating to the Northing or y coordinate.

NGR Qualifier Details how the NGR relates to the site — see terminology list

NGR Derivation Details how the NGR was derived — see terminology list

Type A narrow term used within Broadclass to define the use and function of
historic asset or find — use terminology list

Period Describes the general chronological classification to which the historic

asset or find belongs — use terminology list

Survival Condition

Records the physical state of the historic asset when last observed
based on comparison with its original form — use terminology list

Condition Rating

Records the overall condition of the historic asset — use terminology list

Condition Description

Detailed description of the monuments condition at the time the record
was made

Broadclass

The highest hierarchical type classification term used as a searching
aid — use terminology list

% New PRNs are available from WAT HER staff on request — we encourage those creating new records to assigh PRNs before

submitting data.

13
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Evidence Indicates the evidence for a historic asset at the time the record was
made — use terminology list
Year Records the year in which a record of a historic asset's condition and
evidence were recorded.
References Any references cited in the description. Please provide full Harvard

referencing.

Record Compiled By

Name of person creating the record.

Record Compiled On

Date of compilation of the record.

Copyright

The copyright holder of the record.

Figure 2. Key Information required for historic asset records

Providing the HERs with the minimum mandatory information allows staff to incorporate the records

in accordance with the minimum standards of the MIDAS UK Heritage Data Standard to which the

HERs adhere. Any additional information for the remaining fields that contributors are able to supply

improves the breadth and depth of the record and is good practice.

Additional Information where available/applicable

The Welsh HERs, in collaboration with the other members of the Historic Environment Data Standards

(HEDS) Working Group (Wales), have standardised ways for recording additional information,

particularly that relating to Threat, Risk and Management of a historic asset. Some of these fields are

detailed in the table below and existing terminology lists applicable to Wales should be used when

compiling data. For any further information not specified here please contact the relevant HER staff

directly to discuss recording practices.

HER Field Name

Field Definition (those shaded purple must use controlled terms

Cross Reference Relationship

available at heritagedata.org)
Identifies the type of relationship between records — use terminology
list available from HERs

Cross Reference Resource

Identifies the dataset to which the reference number refers— use
terminology list available from HERs

Cross Reference number

Records the reference number of related record

Status

Identifies the status associated with a historic asset — use terminology
list available from HERs

Status Reference

Records the reference number associated with a status

Status Grade

Records the status grade of a historic asset

Threat Type

Type of threat posed to a historic asset — use terminology list

Threat Significance

To record the significance of the threat in relation to effect upon a
historic asset — use terminology list

Threat Record Date

The date the threat was recorded

Site at Risk? Is the historic asset at risk — yes/no checkbox
Risk Level The level of risk to a historic asset — use terminology list
Vulnerability The vulnerability level of a historic asset to a risk — use terminology list

Management Recommendations

Any management recommendation made for a historic asset

Management Observations

Additional management information that is not a recommendation

Historic Asset Category
(Monument Importance Category)

The relative importance/value assigned to a historic asset at the time
of assessment — see terminology list

Site visit by

Name of person undertaking site visit

Site visit date

Date of site visit

Figure 3. Additional Information that may be recorded for historic assets

14
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4.5 Photographs

Please discuss the requirements for submission of photographic material with the relevant HER staff:
some HERs may be happy to take the entire catalogue, whereas some may only accept selected
images. Unless the photographs are of some age, only digital images will be accepted.

It is important that digital photographs are taken in accordance with recognised standards, and that
specific metadata is recorded for each image. Where possible, use TIFF format for image
creation. When TIFF cannot be used, it is recommended that highest-quality (i.e. lowest compression)
JPEG files should be used, unless it is possible to create RAW files and convert them to TIFF.

Software used to process the images must ensure that original exif data (information created by the
camera to record the settings and date of the image) is retained. Photographs should be supplied as
individual image files and not contained within a document (e.g. a PDF or Word file).

The HERs will accept images where the metadata has been created in accordance with the RCAHMW
Guidelines for Digital Archives http://rcahmw.gov.uk/wp-content/uploads/2016/09/RCAHMW-
Guidelines-for-Digital-Archives.pdf. Metadata (i.e. the photographic catalogue) should be supplied to
the HER with digital images, preferably as an Excel file in 97-2003 (.xls) or 2010 (.xIsx) format.

The metadata should contain the following information as a minimum for native digital images (i.e.
born digital images):

e ImagelD e Direction of view (indicate if view
e PRN “From” or “Facing”)

e Project e Name of photographer

e Context No (if relevant). e Location of master/original
e Historic Asset Name photograph.

e Feature Name (if relevant) e Copyright/Access Conditions

e Date when photo was taken e Record Compiled By

e Record Compiled On

15
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The following information is also useful to record:
e Short description of the photograph.
e Reason why photograph was taken, e.g. monitoring condition; recording archaeological
excavation; enhancing HER

If digitised traditional (wet) photography forms part of the project collection, additional metadata may
be required. Please discuss with the relevant HER.

4.6 Event Polygon(s)

Where a project has utilised GIS, CAD or drawing software to graphically depict the project coverage
area, or specific elements that form part of the project, these should be shared with the relevant HER.
This could include the area of excavation or survey, or the development area for a desk-based
assessment, and should be provided in a common GIS or CAD format where possible (such as ESRI
shapefile or Maplinfo tab, although other formats can be accepted). It should have the following
attribute information shown in Figure 5% (a template file can be supplied in a number of formats on

request).
Field Name Example Data 1 Example Data 2
Event PRN E001234
Project Number A4000 P1234
Project name Geophysical Survey Castle Field Monmouth Town DBA
Organisation Geophysics R Us Archaeology UK
Date June 2015 August 2014
Digitisation Source GPS Survey Grid OS Digital Map 2014
Digitisation Scale N/A 1:12,500
Description of digitised area Extent of Survey Area Extent of development area

Figure 4. Key Information required for spatial depictions of archaeological projects

10 Gwynedd Archaeological Trust may require additional metadata — please discuss with HER staff directly
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Figure 5. Example event polygon depicting the area of a geophysical survey for Castle Field

4.7 Historic Asset Polygon(s)

Where a project has utilised GIS, CAD or drawing software to graphically depict the extent of the
archaeological resource, and extents of historic assets have been created, these should be shared with
the relevant HER. This should be provided in a common GIS format where possible (as with event
polygons above) and have the attribute information shown in Figure 7! (a template file can be
supplied in a number of formats on request). Where possible, these should be provided without a
buffer. If a buffer is present, its size should be clearly indicated in the metadata.

Field Name Example Data 1 Example Data 2

Site PRN or ID Number 01234w SO12

Organisation Archaeology UK Archaeology UK

Date June 2015 August 2014

Digitisation Source 0S 1%t Edition Map OS Digital Map

Source Date 1878 2014

Digitisation Scale 1:500 1:250

Digitisation representation Extent of original site Extent of surviving remains

Figure 6. Key Information required for spatial depictions of historic assets

11 Gwynedd Archaeological Trust may require additional metadata — please discuss with HER staff directly
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Figure 7. Example site polygon depicting the area of Deri-du House and Enclosed Land on 1%
Edition OS map

4.8 Additional Metadata

Metadata should be provided for databases and GIS tables where the dataset is large or varies from
the structure and content specified above. This metadata should be created in accordance with the
RCAHMW Guidelines for Digital Archives'? and other associated guidance. Please contact the relevant
HER staff to discuss metadata requirements where relevant.

Please note that the HERs are not accredited archive repositories. Archives for archaeological
projects undertaken in Wales should be deposited with the RCAHMW (for documentary or digital
archives) and/or the relevant museum (for the artefact/ecofact archive). Please see section 5.2. for
further information.

12 http://rcahmw.gov.uk/wp-content/uploads/2016/09/RCAHMW-Guidelines-for-Digital-Archives.pdf
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5. Historic Environment Data Standards and Thesauri for Wales

The Historic Environment Data Standards (HEDS) Working Group for Wales works to create, maintain
and develop nationally-agreed standards and procedures for the creation, maintenance, storage,
retrieval of, and access to, data relating to the historic environment across Wales. The group is
comprised of representatives from Cadw, RCAHMW, the four Welsh Archaeological Trusts, the
National Museum, National Trust and others who are responsible for national, regional and local
datasets.

The group have compiled a number of thesauri and controlled terminology lists for the recording of
various types of historic environment-related data. These are located on the UK-wide website
http://heritagedata.org/live/schemes.html where linked data vocabularies for cultural heritage data

can be accessed. Data creators should use the agreed thesauri and word lists for Wales in order to
ensure consistent recording standards across Wales and aid the retrieval of data from the HERs and
other historic environment datasets such as the National Monuments Record.

The HERs work to a number of national and UK-wide data standards and best practice guidance,
including:

e MIDAS UK

e UK GEMINI v2 Metadata for Spatial Data

e MIDAS XML Spatial Schema

e ADS GIS Guide to Best Practice

e Informing the Future of the Past (IFP) Guidelines for HERs.

More information can be found at http://archaeologydataservice.ac.uk/ifp/ and http://heritage-

standards.org.uk/. Contributors providing the required information can help the HERs achieve these

standards more consistently by avoiding gaps in the record and we appreciate this input.

5.1 Using heritagedata.org

In order to find specific terms used in Wales when creating data and writing summaries, please use
the search form at http://heritagedata.org/live/searchForm.php. This allows users to select the

appropriate thesaurus they wish to use (described as a Scheme — search the list under RCAHMW) and
then the required term. In order to find terms in Welsh, users will need to click on the required term
in the English search results and look at the skos:prefLabel below the English to see the Welsh
equivalent term. See Figure 8 below for additional guidance. The Heritage Data website is only
available in English.
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Figure 8. Method for finding translated terms on heritagedata.org: 1. Select the relevant thesaurus
(scheme); 2. Submit a label relating to the search term of interest; 3. Select the most appropriate term;
4. Look for the Welsh translation listed below the English term, labelled skos:prefLabel and suffixed
with (cy).

5.2 Archive Standards

The HERs, as noted above, are not formal archives and will not be able to accept archive materials.
Archaeological archives should be prepared in accordance with the National Standard and Guidance
for  Collecting and Depositing  Archaeological  Archives in  Wales (please see
http://www.welshmuseumsfederation.org/en/news-archive/resources-landing/Collections/national-
standard-and-guidance-for-collecting-and-depositing-archaeological-archives-in-wales-2017.html)
and deposited with the appropriate accredited repository.

Digital archives should be prepared in accordance with the RCAHMW guidance referred to above®?
and deposited with them directly. The Statutory HER may also require copies of the digital archive to
be deposited with it. Advice on this will be given by individual HERs.

13 http://rcahmw.gov.uk/wp-content/uploads/2016/09/RCAHMW-Guidelines-for-Digital-Archives.pdf
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6. Data Agreement and Copyright

6.1 Reproduction of data under HER Copyright

Where the report contains or reproduces information from the HER the relevant copyright statement
and acknowledgment should be stated in the report, as follows:

Derived from information held by the GGAT HER Charitable Trust Database Right. This report
contains material which is copyright of GGAT HER Charitable Trust and other third party copyrights,
including Crown copyright where indicated.

This report contains CPAT HER Charitable Trust data © copyright and database right (year).
Derived from information held by the GAT HER Charitable Trust Database Right.

This report contains material which is the copyright of the DAT HER Charitable Trust.

The HERs recommend that PRNs are referenced in reports and publications in the following way:
HER PRN CPAT1234

HER PRN DAT1234

HER PRN GGAT01234w

HER PRN GAT1234

Please explain any HER/PRN abbreviations used in the report.

6.2 Data Agreement

Those submitting data should ensure that they have the rights (copyright, IPR, database right) to
submit data to the HERs. Where the supplier is not the rights holder then accompanying
documentation should be provided to detail the rights holder(s), including any permissions granted or
restrictions in the use/distribution of any third party data.

HER contributors will be given the opportunity to sign a Data Submission Agreement (if one has not
been completed previously), which can be provided by the relevant HER. By signing a Data Submission
Agreement, HER contributors will be able to specify how they want their data to be used by the
relevant HER. The HERs will not transfer any rights and all rights remain with the original rights
holder(s). A Data Exemption Form should be completed if a Data Submission Agreement is already in
place, but newly-deposited information does not fall under this agreement

HER contributors may be asked if they would allow summary descriptions compiled for reports and
site records to be assigned to Crown Copyright so that these may be distributed through Archwilio. If
the contributor agrees, then a deed of transfer would need to be completed between the contributor
and Welsh Government.
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6.3 Reproduction of data not under HER Copyright

hosaleq

In the case of distribution of 3" party copyright material by the HER (i.e. material that is not the
copyright of the Welsh Archaeological Trust HER Charitable Trust), the material will be accompanied

by the following statement:

Release of Third Party Information

The data supplied is the copyright of a third party. Permission has been given for the HER to
supply this material, however, this material is intended for information and research only. It
may not be passed to third parties, reproduced or published without obtaining permission

from the originating source.

The following material has been supplied under the terms of the above notice.

Original Source

Material
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7. Contact details

Please contact the relevant HER if you have any questions or wish to discuss data requirements.

CPAT DAT GGAT GAT
her@cpat.org.uk info@dyfedarchaeology.org.uk her@ggat.org.uk her@heneb.co.uk
01938 553670 01558 823131 01792 634225 01248 352535
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8. Glossary of terms and concepts

Archwilio

Archwilio provides public access to the historic environment records (HERs) for
each local authority area in Wales. It includes (or provides access to) information
on tens of thousands of historic sites or investigative work across Wales. The
HERs are maintained on behalf of the Welsh Ministers by the four regional Welsh
Archaeological Trusts and in fulfilment of the requirements of the Historic
Environment (Wales) Act 2016. Please see www.archwilio.org.uk

Cadw

Cadw is the Welsh Government’s historic environment service working for an
accessible and well-protected historic environment for Wales (see
http://cadw.gov.wales)

Clwyd-Powys
Archaeological Trust
(CPAT)

One of the four Welsh Archaeological Trusts (see www.cpat.org.uk)

Dyfed Archaeological | One of the four Welsh Archaeological Trusts (see
Trust (DAT) http://www.dyfedarchaeology.org.uk/)
Event An investigation into one of more aspects of the historic environment (see note 5

on page 9)

Geographical
Information System
(GIS)

A Geographical Information System is designed to create, view, store, and
analyse digital mapping and spatial information.

Glamorgan-Gwent
Archaeological Trust
(GGAT)

One of the four Welsh Archaeological Trusts (see www.ggat.org.uk)

Gwynedd One of the four Welsh Archaeological Trusts (see www.heneb.co.uk)

Archaeological Trust

(GAT)

HER Charitable Trust Each Welsh HER is held in a separate charitable trust and managed by the parent
Welsh Archaeological Trust

HEROS Historic Environment Records Open System: the data management system used

by the four Welsh Archaeological Trusts to access their HER heritage asset data
(see http://heros.software/)

Historic asset

A site, building, object or other feature recorded in a historic environment record
or other similar resource

Historic Environment
Data Standards
(HEDS) Working
Group

The HEDS working group is chaired by the RCAHMW and meets quarterly to
discuss and develop data standards. The organisations represented include
RCAHMW, the four Welsh Archaeological Trusts, Cadw, the National Museum of
Wales (NMW), the National Trust, and others involved in the creation or
management of data such as representatives from the National Parks

Historic Environment
Record (HER)

The HERs are the primary regional source of information about the historic
environment. They are complex systems of information with a regularly-updated
relational computerised database and GIS at its core. The digital resources are
supported by additional digital and physical collections held at each WAT.
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The HERs include information relating to all aspects of human activity in the
landscape, from earliest prehistory to the present day, and comprise area-,
event-, object- and site-based information. The HERs have access to, or link to,
data held by other providers such as Cadw, RCAHMW, NMW, Natural Resources
Wales (NRW), and local authorities.

The HERs were previously known as Sites and Monuments Records (SMRs) but
became known as HERs to reflect the broader scope of information available, and
to acknowledge that the HERs were externally judged to meet the stage 1 HER
benchmarks detailed in the English Heritage/ALGAO 2002 document Historic
Environment Records: Benchmarks for Good Practice that were adapted for use in
Wales

JPEG

Joint Photographic Experts Group digital image. The format created by most
digital cameras. This file type loses quality each time it is saved.

National Monuments
Record (NMR)

The National Monuments Record is managed by the RCAHMW and is available
online at http://www.coflein.gov.uk/

RAW

Raw (i.e. unprocessed) digital image. Many cameras are able to take RAW files,
but the ability to open the files are usually tied to the make of the camera and it
is recommended that they are saved as TIFF files for archiving. RAW files are
sometimes referred to by a proprietorial name relating to the
software/manufacturer of the camera used to create the image e.g. Nikon
cameras create raw files with the file extension .NEF.

Royal Commission on
the Ancient and
Historical Monuments
in Wales (RCAHMW)

The RCAHMW curates the National Monuments Record and the National
Archaeological Archive of Wales (see https://rcahmw.gov.uk/home/). They
undertake thematic projects and offer a range of expertise including specialist
surveys. The RCAHMW monitor HER work programmes on behalf of Cadw.

TIFF

Tagged Image File Format digital image. Image type considered to be the archive
standard because it does not lose quality when it is saved.

Welsh Archaeological
Trusts (WATSs)

There are four Welsh Archaeological Trusts, geographically covering the whole of
Wales. Each Trust is partly grant-aided by Cadw and includes: a heritage
management section that manages the regional Historic Environment Record and
provides advice and information to a wide range of individuals and organisations
including local and national government; and a commercial services section that
tenders for archaeological projects.
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Appendix A — Welsh HER Information Submission Form
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WELSH HER Information Submission Form

The information submitted is for []an existing record, [to record a new historic asset
For an existing site please only complete information where changes/updates to the record are
required. For new sites please complete all relevant information.

HISTORIC ASSET DETAILS

PRNZ/ID Number: Site Name WAT

LOCATION OF THE HISTORIC ASSET (if new record or incorrect)
If possible mark the site location on an OS map and attach a copy to this form.

National Grid NGR taken from map? L]
Reference (NGR) GPS?

Use the centre of the historic asset if possible, otherwise note where the grid reference has been
taken from:

HISTORIC ASSET DESCRIPTION
The description will help to identify the site type, function and date

Full description (including approximate size of site area if possible)

continue over if necessary

Evidence: (please use HER standard terms)

Estimated period: (please use HER standard terms)

Site type: (please use HER standard terms)

HISTORIC ASSET CONDITION
This information will help to assess the condition of the site and threats to its survival

Condition: (please use HER standard terms)

Condition description: (including extent of survival, damage)

Any threats to historic asset? (please select HER standard terms and include descriptions)

ADDITIONAL INFORMATION

Have you taken photos? Produced any drawings? What are the sources for the information
submitted on this form?

YOUR DETAILS

Name Project (where relevant) Record date
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Geophysical Survey 

A magnetometer survey will be completed across the whole of the application area. The geophysical specialist will be expected to choose the most appropriate equipment and methodology for the survey based on the ground conditions and superficial geology at the survey site. The survey will take place within a pre-defined survey grid which has been tied into the OS national grid and local topographic features to survey grade accuracy (+/- 0.1m) using a total station or survey grade GPS. The sampling interval will be at 0.25m on traverses 1m apart. All results will be presented in a report with full analysis and interpretation of appropriately filtered data. All raw and published data will be retained within the archive and submitted to the CPAT HER and NMR, RCAHMW along with a high-resolution digital copy of the final report.

In carrying out this survey contractors should adhere to the guidance set out in:



· EAC, Guidelines for the use of Geophysics in Archaeology, 2016

· Historic England, 2008 Geophysical Survey in Archaeological Field Evaluation

· CIfA, 2014 Standard and Guidance for Geophysical Survey Chartered Institute for Archaeologists (Updated Oct 2020)



FileAttachment

https://protect-eu.mimecast.com/s/yBllCDRVMFOVQnsWcLDN
https://protect-eu.mimecast.com/s/1CKZCElVNh6DKgtwF2RB
https://protect-eu.mimecast.com/s/c991CGZVPuLMo0Up-e-Z

The sub-surface potential of the site prior to the post-medieval period will remain
largely unknown through a conventional desktop and walkover survey, so we normally
recommend a geophysical survey also using magnetometry, or any other appropriate
technique as advised by a geophysical specialist. A typical brief for a magnetometry
survey is attached.

In terms of assessment and reporting we normally require a method statement or
written scheme of investigation (WSI) document to be sent to us for approval before
fieldwork commences. The WSI should include a Data Management Policy and archive
Selection Strategy in line with the new CIFA guidance (see attached document). The
survey, reporting and archiving should adhere to the appropriate CIFA standards and
guidance. A high- res copy of the resulting pdf report would need to be sent to the
HER via Dr Gary Duckers gary.duckers@cpat.org.uk or uploaded direct via
https://cpat.org.uk/heddos.html The full digital archive would need to be sent to the
National Monuments Record, RCAHMW, National Library of Wales, Aberystwyth. Any
reports submitted need to meet the requirements of the Welsh HER Submission
Guidelines (see attached document).

| hope all of the above helps with regard to taking this project forward and assessing it
appropriately.

Kind regards

Mark Walters

Mark Walters
Development Control Archaeologist / Swyddog Rheoli Datblygiad

Ffon / Tel: 01938 553670/552035 Mobile: 07736 163148

E-bost / E-mail: mark.walters@cpat.org.uk

Ymddiriedolaeth Archaeolegol Clwyd-Powys, Y Swyddfeydd, Coed y Dinas, Welshpool, SY21
8RP,

Swyddfa Gofrestredig fel yr uchod. Rhif Cwmni 1212455, Rhif Elusen 508301, Sefydliad
Cofrestredig CIfA.

Clwyd-Powys Archaeological Trust, The Offices, Coed y Dinas, Welshpool, SY21 8RP.
Registered Office as above. Company No 1212455, Charity No 508301. Chartered Institute for
Archaeologists Registered Organisation No 6.

Please note that | do not work Fridays

From: Amir Bassir <AmirBassir@tep.uk.com>
Sent: 17 December 2021 14:37


https://protect-eu.mimecast.com/s/GAQlCJZ9VuQYP1cLPNRU
mailto:markwalters@cpat.org.uk

To: Mark Walters <mark.walters@cpat.org.uk>

Subject: Land at Bryn Lane, Wrexham

Dear Mark,

TEP have been instructed to undertake a heritage assessment of a site located between
Francis Lane and Bryn Lane, Wrexham (centred on approximately SJ 38248 51050) in support
of an outline application for development of the site. The site comprises the local planning
authorities’ draft employment allocation KSS3 for delivery of employment land.

| will be reviewing a study area of known heritage assets comprising a 1km radius of the site
and will be submitting an HER search request and carrying out a site visit.

A preliminary review of the baseline reveals very few designated heritage assets in the vicinity,
primarily the Grade Il listed New Holt Lodge Farm. A single aircraft crash site is recorded
within the site bounds with others in the vicinity of the site due to the nearby former Borras
Airfield. The site includes a number of hedgerows present on first edition Ordnance Survey
mapping and these are likely to be affected by development. Ridge and furrow is recorded in
many fields in the surrounding area however relatively few archaeological remains and events
are recorded in the locality in the Archwilio database.

| wanted to take the opportunity to consult with you and get your thoughts on any potential
heritage constraints or opportunities that you think should be accounted for in the heritage
assessment.

Do feel free to call my mobile to discuss,

Kind regards,

Amir Bassir (BSc (Hons) PG Cert MCIfA)
Senior Historic Environment Consultant
01858 383118 (Direct Dial)

07341 563780 (Mobile)

Warrington | Gateshead | | London | Cornwall
01925 0191 605 0203 096 01326
844004 | 3340 | 01898383120 | Tga5n | 240081

From everyone at TEP have a very Merry Christmas and a Happy New Year!
Our offices will be closed from 12.30pm on the 23rd December and open again on the 4th January 2022.

Please consider the environment before printing this email


https://protect-eu.mimecast.com/s/uCNrCKOVWhrn0Bfpxjdh
https://protect-eu.mimecast.com/s/b5UECLgVXTY15msgqDLw
https://protect-eu.mimecast.com/s/P_fNCMjVYI6ZGRtGtBKn

From: Amir Bassir

To: 'mark.walters@cpat.org.uk'
Subject: Land at Bryn Lane, Wrexham
Sent: 17/12/2021 14:37:39

Dear Mark,

TEP have been instructed to undertake a heritage assessment of a site located between Francis Lane
and Bryn Lane, Wrexham (centred on approximately SJ 38248 51050) in support of an outline
application for development of the site. The site comprises the local planning authorities’ draft
employment allocation KSS3 for delivery of employment land.

| will be reviewing a study area of known heritage assets comprising a 1km radius of the site and will
be submitting an HER search request and carrying out a site visit.

A preliminary review of the baseline reveals very few designated heritage assets in the vicinity,
primarily the Grade Il listed New Holt Lodge Farm. A single aircraft crash site is recorded within the
site bounds with others in the vicinity of the site due to the nearby former Borras Airfield. The site
includes a number of hedgerows present on first edition Ordnance Survey mapping and these are
likely to be affected by development. Ridge and furrow is recorded in many fields in the surrounding
area however relatively few archaeological remains and events are recorded in the locality in the
Archwilio database.

| wanted to take the opportunity to consult with you and get your thoughts on any potential heritage
constraints or opportunities that you think should be accounted for in the heritage assessment.

Do feel free to call my mobile to discuss,

Kind regards,

Amir Bassir (BSc (Hons) PG Cert MCIfA)
Senior Historic Environment Consultant
01858 383118 (Direct Dial)

07341 563780 (Mobile)


mailto:AmirBassir@tep.uk.com
mailto:mark.walters@cpat.org.uk
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APPENDIX 2 - MASTERPLAN: FIELDS 5 & 6 OVERLAY



Proposed lllustrative Site Masterplan with Field Overlay q}
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Red Line Boundary based on O/S Data and NOT confirmed as the Legal Boundary 25m 125m
This drawing, the works and concepts depicted are copyright of Stephen George + Partners LLP and may not be reproduced or made use of, either directly or indirectly without express written consent. All heights, levels, sizes and dimensions to be checked on site before any work is put to hand.

Information shown on this drawing that is produced by others has not been verified by Stephen George + Partners LLP and no liability is accepted for its accuracy.

This document is prepared for the sole use of the documented recipient and Stephen George + Partners LLP accepts no liability for use of this document by parties other than the party for whom it was prepared or for purposes other than those for which it was prepared.
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