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	Application Details

	Application No.
	Proposal
	Location

	P/2024/1674
	Erection of Industrial Unit (Class B1/B8) including parking provision
	Bryn y Pys, Home Farm, Wrexham Road, Overton, LL13 0HG

	Planning Policy

	National
	Local
	SPGs

	Future Wales - The National Plan

Planning Policy Wales 2024 Edition 12 (PPW)

TAN5 Nature Conservation and Planning

TAN12 Design

TAN18 Transport

TAN23 Economic Development
	Wrexham Local Development Plan 2013-2028

SP2 – Location of Development
SP8 – Economic Growth, Employment and Enterprise
SP14 – Natural Environment
SP16 – Minerals Supply and Safeguarding
SP19 – Green Infrastructure
EM4 – Employment Development Outside of Settlement Limits
NE1 – International and National Nature Designations
NE5 – Special Landscape Areas (directly adjacent to)
NE6 – Waste Water and Water Quality
DM1 – Development Management
T1 – Transport
MW1 – Minerals Safeguarding

Wrexham UDP 1996-2011

SP1 – Location of Development
GDP1 – General Development Principles
EC5 – Special Landscape Areas
E5 – Employment in the Countryside
	LPG16 Parking Standards

LPG32 Biodiversity and Development



	History

	Relevant Enquiries Summary


	ENQ/2023/0022
	Demolition of grain shed buildings and erection of new steel buildings.  Advised that Planning Permission unlikely to be supported.  Contrary to UDP and LDP policies.

	Relevant Planning Applications Summary


	Various
	Various conversion schemes for employment development within the adjoining farm complex.



Detailed Comments

Please note that the following response relates only to matters of principle and does not cover issues that would be dealt with by other specialist officers or development management considerations.
I have provided comments against local and national policy below and have gathered the information from the following application documents:

Proposed Site Plan ISA 5111 P 201 Rev C
Planning Statement December 2024 (J10 Planning)
Application Form
Location Plan

Detailed Policy Considerations

The site lies outside any defined settlement limits as set out in the Wrexham Local Development Plan (LDP) and directly adjacent a Special Landscape Area (NE5).  The principle of development in such locations is generally considered unacceptable by virtue of policy SP2, which directs all new development within existing settlement limits or employment areas.

It also lies within a sand and gravel minerals safeguarding area where policies SP16 and MW1 apply.  In such areas development is not normally permitted unless it can either be demonstrated that the mineral is not worthy of extraction, the need for the development outweighs the need for the resource, the mineral can be extracted for development, or the development is of a temporary nature which can be removed if needed in order to extract the mineral.  Given the small area of land that this building would occupy and given that mineral extraction has already been sterilised by the existing adjacent development, I would not consider, in this instance, that a Mineral Safeguarding Assessment will need to be submitted.  However, you may wish to consult with the relevant Minerals Officer to confirm whether this would be the case or not. 

LDP policy EM4 permits extensions of an existing employment site (that is already located within a settlement limit or employment area), provided that it can be demonstrated that there are no suitable sites located within the settlement/employment area for the extension to be located and provided that it forms a logical extension to the settlement limit/employment area.  Whilst the proposed site lies adjacent to buildings that have, in the past, been converted to employment use from previous agricultural use and are currently in employment use, these do not form part of an established and protected employment area as set out in the LDP.  The proposal to erect a new commercial building does not therefore comply with any of the requirements of policy EM4.

The proposal is therefore contrary to both local planning policies SP2 and EM4.

Planning Policy Wales Ed 12
Para 5.4.3 states that planning authorities should support the provision of sufficient land to meet the needs of the employment market at both a strategic and local level.  It further indicates that development plans should identify employment land requirements, allocate an appropriate mix of sites to meet need and provide a framework for the protection of existing employment sites of strategic and local importance.  LDP Policy SP8 identifies more than sufficient employment land to meet the needs of the County Borough over the plan period and allocates above the identified need to ensure that there is a sufficient range of suitable sites available to support economic development.  Policy EM1 also identifies the employment areas within the County Borough that are protected for employment purposes.  Bryn y Pys Farm, is not included within this policy.  The identified need for the plan period was approximately 45ha, whereas the plan actually made an overprovision for 96.73ha of employment land.  The main reason for this being the need to provide a wide range and variety of sites to support the anticipated demand.  The latest availability of employment land as at April 2024 (See attached MRE07) for the LDP period stands at a total of 121.16ha, with around 33.54 ha remaining available.  Given that the current provision far exceeds the identified need and the provision set out in the plan, it would be difficult to justify speculative development in an unsustainable location, for additional employment development.  Whilst this is a fairly modest provision of employment land, it does not justify the need to add to the supply and increase the overall provision.

Chapter 3 of TAN 23 promotes the provision of a strong rural economy to help with the alignment of housing and jobs and suggests that the benefits of the development at the site should be assessed against those of meeting demand.  However, para 3.1.6 indicates that development on land not allocated in the development plan should only be permitted in exceptional circumstances and must be fully justified.  Most, if not all, of the existing agricultural buildings at Bryn y Pys have been converted to employment use as a means of farm diversification and now an additional building is proposed.  This building however, is not needed to expand an existing business or to provide much needed space arising from a demand to be located in close proximity to and benefit from the existing employment uses on site, it is for speculative development and given the availability of existing employment land within the County Borough is not justifiable.  The incremental release of such sites outside settlement limits will set an undesirable precedent for further or similar types of development contrary to the overall principles of sustainable development. 

Conclusion
On the basis of what has been submitted, it is considered that there is insufficient justification to allow such a development located outside established settlement limits.  Whilst the status of the LDP is currently unknown and in giving consideration to the former Unitary Development Plan, the site also lies outside any defined settlement limits and within a Special Landscape Area.  Furthermore, neither are there any UDP policies that would support such development outside settlement limits.
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