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1 | Introduction 

This Pre-Application Consultation Report has been prepared by ‘Pace Architecture ltd’ on behalf of 

the Applicant in support of a Full Planning Application for 2 new industrial units on land adjacent to 

Bryn Lane, Wrexham Industrial Estate.    

 

This application is a re-submission of a now withdrawn proposal. These proposals seek to provide an 

enhanced scheme where comments by consultees, though the original PAC & PA, have been robustly 

followed. Where required, additional comments will be in red italics. 

 

2 | Policy Requirement 

The requirement to undertake pre-application consultation, set out in part 1A of the DMPWO, applies 

to all planning applications for ‘major’ development, whether for full or outline permission. The 

definition of ‘major development’ is in article 2 of the DMPWO and reproduced in Section 5 Annex 

‘Planning Application Classifications – Thresholds and Criteria’. 

As per those classifications, each proposed unit is above 1,000m2, hence this application is classified 

as a ‘Major Development’. 

Therefore, it is a pre-validation requirement to carry out a period of pre-application consultation 

prior to the submission of our application, for which this Report summarises. 

 

 

3 | Consultees  

Requirement: 

Prior to submission of an application for major development, the developer must: 

• publicise a draft of the application 

• consult community and specialist consultees 

• write a report summarising the pre-application consultation undertaken. 

 

Response: 

Consultation documents were issued directly to the Community Consultees, posted by hand to 

neighbours and posted adjacent to the site. (Consultees listed in Table 1 below). The list of consultees 

was suggested by the Local Authority. 

 
Table 1 - list of consultees 

COMMUNITY CONSULTEES CONTACT  

Community Council S. Wilson Sent 10.08.21 

Local Member Cllor M Morris  Sent 10.08.21 

Head of Planning WBDC David Williams   

   

SPECIALIST CONSULTEES   

Public protection Wrexham BDC Sent 10.08.21 

Contaminated Land Wrexham BDC Sent 10.08.21 
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Wrexham Planning  Sent 10.08.21 
 

Highways Wrexham BDC Sent 10.08.21 

Highways major Palmer@mottmac.com Sent 10.08.21 

H and S Executive HazSubCon.CEMHD5@hse.gov.uk Sent 10.08.21 

Natural Resources Wales NRW  northplanning@naturalresourceswales.gov.uk Sent 10.08.21 

Welsh Water Welsh Water developer.services@dwrcymru.com Sent 10.08.21 

Wales and West Utilities enquiries@wwutilities.co.uk Sent 10.08.21 

Sustainable Drainage Approving 
Body (SAB) 

SAB Wrexham Submitted by Muir 
Associates 03.08.21 

 

 

 

4 | Consultation Documents 

Requirement: 

The site notice and letters are required to identify a location in the vicinity of the site where all 

information will be made available. That is the information that would be required to be submitted as 

part of a formal planning application. This includes: 

 

• Scaled plans, with north arrow, to identify the land to which the application relates. 

• All other scaled plans, drawings and information that would be required to describe the 

proposed development – this includes any technical documents that would be needed in 

order to validate any subsequent application. 

• Design and Access Statement 

• Any information that would be needed in order to comply with any local validation 

requirements of the relevant LPA 

• Draft Environmental Statement. 

 

Response: 

Specific information pertaining to each consultee was tailored as required. Figure 1 is a screenshot of 

the base list of information provided. Accompanying notices can be viewed in Appendix ‘1’ & 

Appendix ‘2.’ 

 

 

 

5 | Site Notice 

Requirement: 

The Applicant should display site notices on or near the site and should be visible and legible to 

anyone passing by without the need to enter the site.  The site notice is required to contain all the 

information set out in the form contained in schedule 1B to the DMPWO. 
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6| Letter to Owner or Occupier of Adjacent Land 

Requirement: 

Letters should be addressed to “the owner and/or occupier” of land adjoining the site. The letter is 

required to contain all the information set out in the form contained in schedule 1B to the DMPWO. 

 

Response: 

A copy of the site notice was delivered by hand to all neighbour/occupiers of the site. 

 

 

Response 

Figure 2 shows close view of site notice (Appendix ‘1’) positioned on the gate to the existing Bryn 

Lane site access. Figure 3 shows the site notice viewed from the edge of Bryn Lane. 
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Figure 1 - Site Notice (close up in-situ) 
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Figure 2 - notice viewed from Bryn Lane 

 

 

7 | Consultation Responses 

 

 

 

COMMUNITY CONSULTEES Response Received at time of PAC writing 
Community Council None received 

Local Member None received 

  

SPECIALIST CONSULTEES  

Public protection None received 

Contaminated Land None received 

Highways None received 

Highways major None received 

H&S Executive Advised to apply via other channels 

Natural Resources Wales Comments Received 08.09.21  
ref: CAS-163333-G8Q2 
see below & Appendix 3 

Welsh Water Comments Received 01.09.21   
see below & Appendix 

Wales and West Utilities Linesearch info received 16.08.21 ref: 22988786 
No WW plant on site. see below & Appendix 4 

Sustainable Drainage Approving Body 
(SAB) 

None received at time of writing. 



P a g e  8 | 24 

03.04.23 

Natural Resources Pre-Application Consultee Response 
Through the PAC consultation process NRW have given specific requests for further information which have 

now been included within this application.  

Specific design change requests were to provide a maximum of 50% developed area 

across the site, which has now broadly been achieved. Please refer to S4.2 in the ‘DAS’ 

and submitted reports & drawings for more information. 

 

Welsh Water Pre-Application Consultee Response (Ref: PPA0005984) 

• no objection to development 

• Gas – no plant on site.  

• Sewerage & Surface Water - Gives general advice on preferred strategies and recommends 

consultation with SAB, NRW. 

 

 

7 | Conclusion 

In compliance with Article 2D of the Town and Country Planning (Development Management 

Procedure) (Wales) (Amendment) Order 2016, this Pre-Application Consultation Report demonstrates 

appropriate measures of engagement have been made. 

 

Design changes have been made to accommodate requests through the PAC process e.g. reduced 

developed site areas. 

Further increases of ecological mitigation have been provided to within parameters set by the Local 

Authority. 

 

Additional information and reports have been included within this application following PAC advice 

received to date. 

 

I hereby submit this Pre-Consultation Report for your consideration. Should you require any further 

information do please contact me. 

 

Kind Regards 

                 

Neil Campbell RIBA 

FOR AND ON BEHALF OF PACE Architecture ltd 

PACE|ARCHITECTURE 

E| neil@pace-architecture.co.uk 

mailto:neil@pace-architecture.co.uk
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T| 07964 736 546  
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APPENDIX 2 - NOTICE TO SPECIALIST CONSULTEES 
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APPENDIX 3 - Natural Resources Consultation Response 
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APPENDIX 4 – Welsh Water Consultation Response 

 

Welsh Water 

 
       
Pace Architecture        Date: 1/09/2021    
9 Bickerton Avenue         Our Ref: PPA0005984 
Wrexham 
CH63 5NA 
      
Dear Sir/Madam, 
 
Site Address:  On vacant land off Bryn Lane Wrexham Industrial Estate. 
Development: 2D:Portal Construction NW ltd’ inteds to apply for planning permission for 2No. 
industrial  buildings suitable for B2 & B8 Use Classes, with associated parking, new highway access, 
ecological protection and enhancements, landscaping and associated works. 
 
I refer to the Schedule 1C - Article 2D notice received and your formal request for a pre-application 

consultation response before applying for planning permission from Dwr Cymru Welsh Water as a 

‘Specialist Consultee’ as defined by Paragraph (y) of Schedule 4 of the Town & Country Planning 

(Development Management Procedure) (Wales) (Amendment) Order 2016. It is acknowledged that 

the consultation request relates to a major development site and thus seeks a substantive response 

within 28 days from the date of the notice, 11th August 2021, as per the requirements of Article 2E. 

This request includes our views on the capacity of our network of assets and infrastructure to 

accommodate your proposed development.  

 

Having reviewed the details submitted I would advise there is no objection to the proposed 

development and offer the following standing advice which should be taken into account within 

any future planning application for the development:  

 

SEWERAGE 
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We have considered the impact of foul flows generated by the proposed development and 

concluded that domestic foul flows can be accommodated within the public sewerage system  
 

We can advise that Five Fords WwTW has a phosphate permit. This matter will need to be 

considered further by the local planning authority. 

 

The proposed development site is crossed by private sewers, we would advise consulting the 

owner(s) of these assets prior to commencing any operational development.  

 

 

 

Surface Water 

 

As of 7th January 2019, this proposed development is subject to Schedule 3 of the Flood and Water 

Management Act 2010. The development therefore requires approval of Sustainable Drainage 

Systems (SuDS) features, in accordance with the 'Statutory standards for sustainable drainage 

systems – designing, constructing, operating and maintaining surface water drainage systems'. It is 

therefore recommended that the developer engage in consultation with Wrexham Council, as the 

determining SuDS Approval Body (SAB), in relation to their proposals for SuDS features. Please 

note, Dwr Cymru Welsh Water is a statutory consultee to the SAB application process and will 

provide comments to any SuDS proposals by response to SAB consultation. 

 

Advisory Notes 

 

The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the public 

sewer under S106 of the Water industry Act 1991. If the connection to the public sewer network is 

either via a lateral drain (i.e. a drain which extends beyond the connecting property boundary) or 

via a new sewer (i.e. serves more than one property), it is now a mandatory requirement to first 

enter into a Section 104 Adoption Agreement (Water Industry Act 1991). The design of the sewers 

and lateral drains must also conform to the Welsh Ministers Standards for Gravity Foul Sewers and 

Lateral Drains, and conform with the publication "Sewers for Adoption"- 7th Edition. Further 

information can be obtained via the Developer Services pages of www.dwrcymru.com  

 

The applicant is also advised that some public sewers and lateral drains may not be recorded on 

our maps of public sewers because they were originally privately owned and were transferred into 

public ownership by nature of the Water Industry (Schemes for Adoption of Private Sewers) 

Regulations 2011.  The presence of such assets may affect the proposal.  In order to assist us in 

dealing with the proposal the applicant may contact Dwr Cymru Welsh Water to establish the 

location and status of the apparatus. Under the Water Industry Act 1991 Dwr Cymru Welsh Water 

has rights of access to its apparatus at all times. 

 

SEWAGE TREATMENT 
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No problems are envisaged with the Waste Water Treatment Works for the treatment of domestic 

discharges from this site. should any trade effluent be generated by the development a separate 

trade effluent consent will be required. 

 

 

 

WATER SUPPLY 

 

We do not serve this area with a potable water supply, we would advise you consult the local water 

supplier. 

 
I trust the above information is helpful and will assist you in forming water and drainage strategies 
that should accompany any future planning application.  
 
Please note that our response is based on the information provided in your enquiry and should the 
information change we reserve the right to make a new representation. Should you have any 
queries or wish to discuss any aspect of our response please do not hesitate to contact our 
dedicated team of planning officers, either on 0800 917 2652 or via email at 
developer.services@dwrcymru.com 
 
Please quote our reference number in all communications and correspondence. 
 
Yours faithfully,  
 

 

Owain George 
Planning Liaison Manager 
Developer Services 

Please Note that demands upon the water and sewerage systems change continually; 

consequently the information given above should be regarded as reliable for a 

maximum period of 12 months from the date of this letter.  

 


