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1.0 INTRODUCTION

1.1 Carter Jonas has prepared this Pre-Application Consultation report on behalf of Mauna 
) to support a Full Planning Application at Land off Francis Lane, Wrexham, 

Land adjoining the B5130, Wrexham and Land off Maesgwyn Lane, Wrexham

1.2 The description of the development is as follows:

Change of use from agricultural to ecological land use alongside the erection of bunds, access, 
landscaping, and associated works. 

1.3 The application site (Figure 1) currently consists of open agricultural land located to the north and east 
of Wrexham Industrial Estate. Both the Land off Francis Lane and the Land adjoining the B5130 have 
thick hedgerows present along all boundaries as well as mature trees present both within the land and 
along the boundaries. 

Figure 1: Application site area (red outline). Nicholsons, 2025

1.4 The proposed development is located on the edge of the Wrexham Industrial Estate which is allocated 
as employment land within the Wrexham County Borough Council Local Development Plan. The area 
has been identified to support continued economic growth, employment and enterprise within the County 
Borough and the wider region within the Local Development Plan (LDP) (adopted December 2023) and 
previously the Wrexham Unitary Development Plan (UDP) (adopted February 2005).
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1.5 This statement also seeks to provide a summary of the process of engagement that has been 
undertaken by the applicant to date in relation to the proposals. It has sought to be a meaningful process, 
prepared in the context of practise guidance contained within Section 61Z of the Town and Country 
Planning Act 1990, Section 17 of the Planning (Wales) Act 2015, and Part 1A of the Town and County 
Planning (Development Management Procedure) (Wales) (Amendment) Order 2016.

1.6 The Statement describes how this process has influenced the evolution of the scheme prior to the 
submission of the planning application. Whilst it may be read in isolation, this Statement should be read 
alongside the Planning Statement also prepared by Carter Jonas.

1.7 This document is structured as follows:

Section1: Introduction (this section) Describes the aims and structure of the document.

Section 2: Planning Policy Context Provides and overview of the planning policy and 
legislative requirement for the Pre-Application Consultation.

Section 3: Methodology Explains the methodology behind the community consultation.

Section 4: Summary of Consultation Summary of responses received to date.

Section 5: Conclusions Presents a comprehensive review of the consultation undertaken. 
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2.0 PLANNING POLICY CONTEXT

2.1 The requirement to carry out a Pre-Application Consultation for proposed major development is set out 
in Section 61Z of the Town and Country Planning Act 1990, Section 17 of the Planning (Wales) Act 
2015, and Part 1A of the Town and Country Panning (Development Management Procedure) (Wales) 
(Amendment) Order 2016.

2.2 The above legislation states that prior to the submission of a planning application, applicants must:

Make draft planning application documents available to view publicly;

Notify Statutory Consultants of the proposed development;

Display site notices in at least one place on or near the land to which the proposed application 
relates to; and

Provide a minimum 28-day consultation period. 

2.3 This report sets out that the legislative requirements have been met in relation to the proposed 
development through the detailed pre-application consultation that was undertaken as set out in section 
3 of this.

2.4 This report sets out the consultation that was undertaken, details of the feedback that was received and
provides a response where appropriate.

3.0 METHODOLOGY

3.1 This section provides details of how the statutory consultation was carried out prior to the submission of 
a full planning application to Wrexham County Borough Council (WCBC), in accordance with legislative 

-Application 
Community Consultation: Best Practise Guidance for Develope

Site Notices

3.2 Five site notices in total were put up around the two parcels of land on the 4th of April 2025 to inform the 
local community of the Applicants intention to apply for planning permission for the proposed 
development.

3.3
Consultation before Applying for Planning Permission Notice under Articles 2C and 2D of the Town 
and County Planning (Development Management Procedure) (Wales) (Amendment) Order 2016; 
including:

The site location;

The Applicant details;

Description of the proposed development;

Details of where to view draft planning application documents online;
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How to respond to the consultation; and

The Consultation Deadline

3.4 The Site Notices were displayed in both English and Welsh between 4th April 2025 to 2nd May 2025. 

3.5 The Applicant regularly checked whether any of the site notices needed to be replaced due to 
defacement or removal; however, this was not required.

3.6 All Site Notices were easily visible and legible to members of the public for the whole 28-day period.

3.7 Appendix 2 provides a copy of the Site Notices in English and Welsh.

Notifying Adjoining Properties and Owners

3.8 Carter Jonas, on behalf of the Applicant identified all owners and occupiers of land adjoining the two 
parcels of land which the proposed development relates.

3.9 Due to the scale of the proposed development, an appropriate consultation area was identified to 
capture adjoining and nearby properties. The area extended to properties within approximately 300 
metres of the site. This is considered reasonable considering the industrial nature of immediate 
surroundings. 

3.10 Ownership was determined using Mapping Terrier, an internal Carter Jonas GIS system, with an 
interactive map, showing the ownership details of each parcel of land across the United Kingdom.
Private Owner details are not shown within Mapping Terrier and therefore Land Registry documents 
were purchased for the parcels of land which were privately owned.

3.11 In total, 41 neighbouring owners/occupiers were identified. The names and addresses of these have 
not been provided in this report for data protection reasons. However, a map showing properties 
where owners and occupiers were sent a notice is shown in Appendix 8.

3.12 A hard copy of the following documents was posted to each owner/occupier:

A covering letter giving a brief overview of the proposed development, where to view draft 
application documents, and how to submit comments.

Site Notice (English).

Site Notice (Welsh); and

Completed Schedule 1B form.

3.13 An example of the covering letter and Schedule 1B form sent to each owner and occupier can be 
found in Appendix 5.

Everyone who received the letters had a link which would take them directly to the consultation
website and documents. The information they received as well as the website signposted how 
comments and queries could be submitted direct to the Applicant via email, or the Carter Jonas project 
team via post.
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Notifying Community Consultees

3.14 In line with regulations, Carter Jonas identified the relevant community consultees to be notified of the 
consultation. This included the relevant Community Council in which the proposed development would 
be and the Councillor representing the Ward. 

3.15 The following community consultees were identified:

Holt Community Council

Isycoed Community Council

Councillor Michael Morris

3.16 Each community consultee was notified about the proposed development via a physical letter and am 
email consisting of the following information. 

A covering letter giving a brief overview of the proposed development, where to view draft 
application documents, and how to submit comments.

Site Notice (English)

Site Notice (Welsh); and

Completed Scheduled 1B form.

3.17 The above documents can be found in appendices 1-4.

Notifying Specialist Consultees

3.18 In line with Section 61Z of the Town and Country Planning Act 1990, the Applicant is required to 

Schedule 4 of the Town and Country Planning (Development Management Procedure) (Wales) 
(Amendment) Order 2016.

3.19 The consultees are identified based on a number of criteria relating to the site location and the 
proposed development.

3.20 The identified Specialist Consultees of relevance to the application Site and proposed development 
are listed below:

Wrexham County Borough Council Planning Department.

Wrexham County Borough Council Highways Department.

Natural Resources Body for Wales.

Canal and River Trust.

Dwr Cymru Welsh Water.

The Fire and Rescue Authority.

3.21 Each Specialist Consultee was notified about the proposed development via an email containing the 
following information:
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A covering letter giving a brief overview of the proposed development, where to view draft 
application documents and how to submit comments. 

Site Notice (English).

Site Notice (Welsh); and

Completed Schedule 1C form.

3.22 The above documents can be found in Appendices 1-4 and 6.

Consultation Website

3.23 Prior to the 28-day consultation period, a website dedicated to the proposed development was set up 
and this went live on 4th April 2025, running for the full consultation period. 

The web address was https://utopiacity.co.uk/strategic-ecology-corridor-wrexham and was included 
within the Site Notices and information sent to consultees and the adjoining landowners and 
occupiers. All responses from the website were directed to a dedicated consultation email address, 
referenced clearly where appropriate in consultation materials.

3.24 The website included the following information:

Site location plan.

Background to the proposed development.

Further details of the proposals including what land uses and facilities are proposed.

Development design.

Outline of the benefits of the development.

Links to view and/or download draft planning application documents.

An email address and postal address to send comments to. 

3.25 Screenshots of the website can be found in Appendix 7.

Natural Resource Wales Meeting

3.26 Net World Sports, Carter Jonas, Nicholsons and TEP met with Natural Resources Wales (NRW) on 
the 30th of April 2025. 

3.27 During this meeting, an overview of the proposal was presented along with the proposals in which the 
Strategic Ecology Corridor would provide off-site mitigation for. It was explained that the proposals 
would ultimately deliver 17.4 ha of land for ecological purposes following a significant land assembly 
exercise by Net World Sports. The drawings were presented by Nicholsons, with the ecology evidence 
to support the application provide by TEP, giving NRW well rounded context to the planning proposals. 

3.28 After the meeting, Carter Jonas issued minutes to Natural Resources Wales and invited them to 
amend and add to. This was completed on the 9th of May 2025. 

3.29 The comments received back from NRW included advice stating that a like-for- like area of ecological
mitigation should be provided for Utopia City, which would equate to an additional 3.44 ha being 
provided off site as part of the Strategic Ecology Corridor. During the meeting, a potential parcel of 
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land was shown to NRW which would accommodate the additional hectares of land, which was 
deemed as being acceptable by those at the meeting. 

NRW Consultation Response 

3.30 Following on from meeting with NRW, their official consultation response was sent to Carter Jonas and 
the Applicant on the 16th of May. The response was relatively positive, with various requests for minor 
amendments to the documents and the development proposal. 

3.31 As part of their consultation response, NRW requested further information on protected species and 
how the parcels of land being brought forward within the planning application will be maintained and 
managed. 

3.32 The submitted Habitat Management Plans were required to be amended to give further information on 
how the sites will be managed specifically towards the target sites i.e. Great Crested Newts (GCN). 
There was also no information provided on the surveillance or wardening of the sites to ensure the 
favourable conservation status of the species concerned. 

3.33 The following information was requested:

Details regarding GCN avoidance and mitigation measures.

Details regarding the management, wardening and surveillance

Details regarding the proposed tenure of the Strategic Ecology Corridor

Information on the mechanism for securing each phase of the Strategic Ecology Corridor in 
relation to the corresponding development sites.

3.34 NRW noted in their consultation response that additional off-site mitigation was required for Utopia 
City, which is noted as being achieved through the addition to the Strategic Ecology Corridor through 
the land off Maesgwyn Lane which is approximately 3.44ha. However, NRW requested that further 
detail to confirm the on-site and total off-site ecology area (in hectares) should be submitted and 
further information should be submitted to the Local Planning Authority in support of a formal planning 
application.

3.35 The amendments requested by NRW have been carried out accordingly and have been included 
within the formal planning application. 
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4.0 SUMMARY OF CONSULTATION

4.1 This section of the report provides a summary of the responses received from members of the public.

Pre-Application Engagement

4.2 The application proposals have been discussed with Natural Resources Wales as part of an extensive 
pre-application consultation discussion. 

4.3 The feedback related to the amount of mitigation area being proposed and how this could be 
increased. Following on from meeting with NRW, amendments to the plans were made to 
accommodate these comments. 

4.4 Wrexham County Borough Council were approached for feedback as part of the pre-application 
consultation; however, no response was received. 

4.5 Dwr Cymru Welsh Water responded as part of the pre-application consultation with information on 
their assets which cross the Northern Ecological Mitigation Area. From this response, an investigation 
into the location of these pipes was carried out, along with minor amendments to the design. 

4.6 The proposed development has evolved as a result of the pre-application consultation responses 
received, as detailed in the submitted Planning, Design & Access Statement and reported in the 
technical assessment which supports this planning application. 

Consultation Responses

4.7 In total, six responses were received to the consultation comprising:

Two responses from adjoining owners/occupiers; and

Three responses from Specialist Consultees.

4.8 During the Consultation period, John Hughes, a Director of Net World Sports met with the Isycoed 
Community Hub, a group of local residents to show them the proposed plans and to discuss the 
development proposal. The main concern local residents had was whether any buildings would be 
built on the land. Once it was made clear that no buildings would be on the land, nor would there be in 
the future the residents appeared to be in support of the planning proposal. 

4.9 Table 1 below sets out the responses received, who these were from, the type of consultee and how 
th Applicant has taken each comment into consideration and provided a response where relevant.
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Table 1: Consultation Responses
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Consultee Date of 
Response 
Received

Response Received Applicants Response

Adjoining Landowner 11th April 2025 Questions in regard to how long the development would 
take and what level of development would be required 
for the plots of land. The owner also had questions on 
the significance of the red line boundary, and whether 
access to existing septic tanks will remain as existing. 

Net World Sports offered and a held a meeting with 
the adjoining landowner. Feedback was that the 
meeting went positively. At the time of submission,
no further correspondence was received from the 
responder

Adjoining Landowner 21st April 2025 Statement of support given for Utopia City, as well as 
comments in regard to the Strategic Ecology Corridor 
being a high-quality scheme which will which enhance 
the city and local area. 

Questions asked relating to how the land will be 
maintained and whether a tree could be moved slightly 
away from their garden. The owner also wanted to know 
whether the land would be open to the public or whether 
it would be closed. 

Net World Sports met with the adjoining landowner 
and discussed the plans with them in more detail. All 
questions were answered.

Adjoining Landowner 17th April 2025 Left a message with the Carter Jonas switchboard to say 
she had issues accessing the documents. Three 
attempts were made to contact her, all of which failed.

This individual had access to the correct link to the 
website and the consultation documents. It is 
therefore our view, that after multiple attempts to get 
in touch, no further action is required. 
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5.0 SUMMARY AND CONCLUSIONS

5.1 This report has outlined the pre-application community consultation undertaken by the Applicant which 
has informed the submission of the planning application to Wrexham County Borough Council.

5.2 The Applicant consultation strategy meets all statutory requirements as set out in the legislation and 
has followed additional best practise guidance, including undertaking non-statutory consultation 
beyond requirements.

5.3 There were only minimal comments received throughout the consultation period, however those which 
were received have been considered prior to the submission of the planning application to Wrexham 
County Borough Council.

5.4 The Applicant is committed to continuing engagement with all consultees, and the public throughout 
the planning application process.
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APPENDICES

1. Site Notice Locations
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2. Example Site Notice
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3. Example Cover Letter 
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4. Example Covering Email
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5. Schedule 1B Form
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6. Schedule 1C Form
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7.0 Website Screenshots.
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