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1.0 INTRODUCTION
1.1 Kerry James Planning has been commissioned by Castlemead Group Ltd and Wales and West Housing to submit an application for the erection of affordable housing units comprising 1 detached dwelling, 18 semi detached dwellings and 6 flats and associated works at land off Jacques Way, Wrexham, LL11 2BY. The proposal is for social rented housing and this would be provided and managed by Wales and West Housing, a Registered Social Landlord (RSL). 
1.2 This planning, heritage, design and access statement will describe the proposed development and will assess the proposals against the relevant policies of the Development Plan and government guidance as expressed in Planning Policy Wales.  

2.0
PLANNING HISTORY 
2.1 
P/2008/1279
Outline Application for 72 Bedroom Emi Residential Care Development. 

P/2008/1038
Outline Application For 60 No. Apartments Extra Care Development. 


P/2006/0756
Erection of 228 Residential Two-Bedroomed Apartments In 4 Blocks With Undercroft Parking. Granted 17/03/2008. 

3.0
THE DEVELOPMENT PLAN
3.1 The development plan for the area comprises the Wrexham Unitary Development Plan. 
The Wrexham Unitary Development Plan
3.2 The Wrexham Unitary Development Plan provides the strategic and detailed policy framework for development for the period 1996 to 2011. The plan was adopted on 14 February 2005. Relevant policies include:  
PS1
Settlement limits

PS2
Development and the environment

PS3
Brownfield land

PS4
Settlement pattern

GDP1
Development objectives

DDP2 
Capacity of Infrastructure and Community Facilities]
EC6
Biodiversity Conservation

EC11 
Archaeology
EC12
Development and flood risk
H2 
Residential development within settlement limits

H7 
Affordable housing
T8 
Parking

3.3 Policy PS1 states that new development for housing, employment and community services will be directed to within defined settlement limits/employment areas. 

3.4 Policy PS2 states that Development must not materially detrimentally affect countryside, landscape/townscape character, open space, or the quality of the natural environment.
3.5 Policy PS3 states that development should use previously developed brownfield land comprising vacant, derelict or underused land in preference to the use of greenfield land, wherever possible, particularly so where greenfield land is of ecological, landscape or amenity value, or comprises agricultural land of grades 1, 2 or 3a quality.
3.6 Policy PS4 states that development should maintain the existing settlement pattern and character and be integrated with the existing transport network to help reduce the overall need to travel and encourage the use of alternatives to the car.
3.7 Policy GDP1 inter alia states that all new development should ensure that the scale, design and layout accords with the character of the area and ensure safe and convenient pedestrian and vehicular access to and from development sites. 
3.8 Policy GDP2 states that where the capacity of infrastructure, including community facilities, is likely to be deficient as a consequence of new development, a planning agreement/obligation will be negotiated whereby the developer provides the additional capacity either on or off-site, and/or provides funding for the Council to provide the additional capacity itself. Requirements will be fairly and reasonably related in scale and kind to the proposed.
3.9 Policy EC6 states that development either within or close to sites of biodiversity interest will only be permitted where it can be clearly demonstrated that the need for the development outweighs the need to safeguard the intrinsic nature conservation value of the site. Where such development is permitted, damage should be kept to a minimum, and compensatory measures should be provided. Measures to improve the biodiversity value of sites and enhance their natural conservation interest and landscape quality including the establishment of local nature reserves, will be supported.
3.10 Policy EC11 states that where 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 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.
3.11 Policy EC12 states that development (including the raising of land) within defined flood plains will only be permitted if it would not be subject to an unacceptable risk of flooding on-site; and/or does not result in an unacceptable risk of flooding on or off-site; and/or does not adversely affect flood management or maintenance schemes
3.12 Policy H2 states that residential development on unannotated land within settlement limits will be permitted subject to compliance with Policy GDP1.
3.13 Policy H7 states that where there is a proven lack of affordable housing to meet local needs, the Council will negotiate with developers to provide an element of affordable housing in new proposals of 25 or more homes. The initial benefit of discounted prices will be retained for subsequent and future occupants through the scheme's management by a suitable local housing body with the aid of legal agreements.
3.14 Policy T8 states that development granted planning permission will be required to provide vehicle parking spaces either on site or nearby, in accordance with the Council's current parking standards.
Material Considerations

3.15 Other material considerations relevant to this application includes Government Guidance and Supplementary Planning Guidance Notes.  
Planning Policy Wales

3.16 Planning Policy Wales (PPW) (November 2016) sets out the land use planning policies for the Welsh Assembly Government and is supplemented by a series of Technical Advice Notes. Paragraph 3.1.1 states that Development Management (DM) is the positive and proactive approach to shaping, considering, determining and delivering development proposals through the process of deciding planning applications. Paragraph 3.1.3 states that in line with the presumption in favour of sustainable development, applications for planning permission or for the renewal of planning permission, should be determined in accordance with the approved or adopted development plan for the area, unless material considerations indicate otherwise1. Material considerations could include current circumstances, policies in an emerging development plan and planning policies of the Welsh Government. All applications should be considered in relation to up-to-date policies. 
3.17 Chapter 4 of Planning Policy Wales is concerned with planning for sustainability. Paragraph 4.1.1 states that the goal of sustainable development is to “enable all people throughout the world to satisfy their basic needs and enjoy a better quality of life without compromising the quality of life of future generations”. Paragraph 4.1.5 states that “Sustainable development” means the process of improving the economic, social, environmental and cultural well-being of Wales by taking action, in accordance with the sustainable development principle, aimed at achieving the well-being goals. 
3.18 Paragraph 4.2.1 states that the planning system is necessary and central to achieving sustainable development in Wales. It provides the legislative and policy framework to manage the use and development of land in the public interest in a way which is consistent with key sustainability principles and key policy objectives. In doing so, it helps to deliver our integrated sustainable development outcomes. Paragraph 4.2.2 states that the planning system provides for a presumption in favour of sustainable development to ensure that social, economic and environmental issues are balanced and integrated, at the same time, by the decision-taker when preparing a development plan and in taking decisions on individual planning applications. This is supported through legislation and national policy. Local planning authorities should therefore exercise their planning functions with the objective of contributing to the achievement of sustainable development.
3.19 Paragraph 4.7.2 states that development plans need to provide a framework to stimulate, guide and manage change towards sustainability. They should secure a sustainable settlement pattern which meets the needs of the economy, the environment and health while respecting local diversity and protecting the character and cultural identity of communities. Paragraph 4.9.1 states that previously developed (or brownfield) land should, wherever possible, be used in preference to greenfield sites, particularly those of high agricultural or ecological value. Paragraph 4.11.1 states that design is taken to mean the relationship between all elements of the natural and built environment. To create sustainable development, design must go beyond aesthetics and include the social, environmental and economic aspects of the development, including its construction, operation and management, and its relationship to its surroundings. Paragraph 4.11.2 states that good design can protect and enhance environmental quality, consider the impact of climate change on generations to come, help to attract business and investment, promote social inclusion and improve the quality of life. Meeting the objectives of good design should be the aim of all those involved in the development process and applied to all development proposals, at all scales, from the construction or alteration of individual buildings to larger development proposals. Paragraph 4.11.4 states that good design is also inclusive design. The principles of inclusive design are that it places people at the heart of the design process, acknowledges diversity and difference, offers choice where a single design solution cannot accommodate all users, provides for flexibility in use, and provides buildings and environments that are convenient and enjoyable to use for everyone.
3.20 Paragraph 4.11.5 states that good design should promote the efficient use of resources, including land. Paragraph 4.11.9 states that the visual appearance of proposed development, its scale and its relationship to its surroundings and context are material planning considerations. Local planning authorities should reject poor building and contextual designs. However, they should not attempt to impose a particular architectural taste or style arbitrarily and should avoid inhibiting opportunities for innovative design solutions.

3.21 Paragraph 4.7.2 states that development plans need to provide a framework to stimulate, guide and manage change towards sustainability. They should secure a sustainable settlement pattern which meets the needs of the economy, the environment and health while respecting local diversity and protecting the character and cultural identity of communities. 
3.22 Chapter 6 is concerned with the historic environment. Paragraph 6.1.2 states that the historic environment of Wales is made up of individual historic features, archaeological sites, historic buildings and historic parks, gardens, townscapes and landscapes, collectively known as historic assets. The most important of these historic assets have statutory protection through scheduling, listing or designation as a conservation area.
3.23 6.2.2 Local planning authorities and other public bodies have an important role in protecting and conserving the historic environment while helping it accommodate and remain responsive to present-day needs. This is a key aspect of wider sustainable development responsibilities which should be taken into account in both the formulation of planning policies and the exercise of development management functions. The conservation of the historic environment also contributes to the Welsh Government’s seven well-being goals for a sustainable Wales.
3.24 Paragraph 6.3.3 states that Cadw determines applications for scheduled monument consent and is a statutory consultee for certain types of developments affecting scheduled monuments, World Heritage Sites and registered historic parks, gardens and landscapes,4 Strategic Environmental Assessments and scoping opinions for Environmental Impact Assessments. Paragraph 6.5.5 states that the conservation of archaeological remains is a material consideration in determining a planning application, whether those remains are a scheduled monument or not. Where nationally important archaeological remains, whether scheduled or not, and their settings are likely to be affected by proposed development, there should be a presumption in favour of their physical protection in situ.
3.25 Chapter 8 is concerned with transport. Paragraph 8.7.1 states that when determining a planning application for development that has transport implications, local planning authorities should take into account: the impacts of the proposed development on travel demand.
3.26 Chapter 9 of Planning Policy Wales is concerned with housing. Paragraph 9.1.1 states that the Assembly Government’s approach, set out in the National Housing Strategy, is to: provide more housing of the right type and offer more choice; improve homes and communities, including the energy efficiency of new and existing homes; and improve housing-related services and support, particularly for vulnerable people and people from minority groups. Paragraph 9.1.2 states that local planning authorities should promote sustainable residential environments.
3.27 Paragraph 9.2.3 states that local planning authorities must ensure that sufficient land is genuinely available or will become available to provide a 5-year supply of land for housing judged against the general objectives and the scale and location of development provided for in the development plan. This means that sites must be free, or readily freed, from planning, physical and ownership constraints, and economically feasible for development, so as to create and support sustainable communities where people want to live. There must be sufficient sites suitable for the full range of housing types. For land to be regarded as genuinely available it must be a site included in a Joint Housing Land Availability Study. The Welsh Government will monitor development plans and their implementation to ensure that sufficient housing land is brought forward for development in each local planning authority and that economic development and related job opportunities are not unreasonably constrained.
3.28 Paragraph 9.2.5 states that in producing their development plans, local planning authorities should devise a settlement strategy which establishes housing policies in line with their local housing strategy and a spatial pattern of housing development balancing social, economic and environmental needs. The settlement strategy will be informed by a sustainability appraisal and should be fully justified. It should be developed and integrated as part of an overarching strategy in the development plan. 
3.29 Paragraph 9.2.14 states that a community’s need for affordable housing is a material planning consideration which must be taken into account in formulating development plan policies. Affordable housing for the purposes of the land use planning system is housing where there are secure mechanisms in place to ensure that it is accessible to those who cannot afford market housing, both on first occupation and for subsequent occupiers. However, it is recognised that some schemes may provide for staircasing to full ownership. Where this is the case there must be secure arrangements in place to ensure the recycling of capital receipts to provide replacement affordable housing. Affordable housing includes social rented housing owned by local authorities and registered social landlords and intermediate housing where prices or rents are above those of social rent but below market housing prices or rents. All other types of housing are referred to as ‘market housing’, that is private housing for sale or rent where the price is set in the open market and occupation is not subject to control by the local planning authority. Local Housing Market Assessments provide the evidence base supporting policies to deliver affordable housing through the land use planning system.
3.30 Paragraph 9.2.15 states that affordable housing also makes an essential contribution to community regeneration and social inclusion. It is desirable in planning terms that new housing development in both rural and urban areas incorporates a reasonable mix and balance of house types and sizes so as to cater for a range of housing needs and contribute to the development of sustainable communities. For affordable housing it is important that authorities have an appreciation of the demand for different dwelling sizes and types of housing (i.e. intermediate and social rented) in relation to supply, so that they are well informed in negotiating the required appropriate mix of dwellings for new developments. Paragraph 9.2.16 states that development plans must include an authority-wide target for affordable housing (expressed as numbers of homes) based on the LHMA and identify the expected contributions that the policy approaches identified in the development plan (for example, site thresholds, site specific targets, commuted sums and affordable housing exception sites) will make to meeting this target. The target should take account of the anticipated levels of finance available for affordable housing, including public subsidy, and the level of developer contribution that can be realistically sought14. In principle all new market housing may contribute to meeting the need for affordable housing. Paragraph 9.2.17 states that in their development plan local planning authorities should include either site thresholds or a combination of thresholds and site-specific targets. Local planning authorities should set site capacity thresholds for residential developments above which a proportion of affordable housing will be sought from developers. This applies both to sites specifically allocated in the development plan and to unallocated sites and will normally take the form of on-site affordable housing contributions. Site specific targets are indicative affordable housing targets for each residential site and for each mixed-use site which includes a residential component. For sites which fall below the site threshold local planning authorities may secure commuted sums using a section 106 agreement. Commuted sums should be used by the local planning authority solely for facilitating or providing affordable housing.
3.31 Paragraph 9.2.24 states that development plans should set out a settlement strategy; include clear policy criteria against which applications for development of unallocated sites will be considered; include clear development management policies to guide the determination of applications, including guidance on design, access, density, off-street parking and open space provision for particular areas as appropriate. Paragraph 9.3.1 states that new housing developments should be well integrated with and connected to the existing pattern of settlements. The expansion of towns and villages should avoid creating ribbon development, coalescence of settlements or a fragmented development pattern. 
3.32 Paragraph 9.3.4 states that in determining applications for new housing, local planning authorities should ensure that the proposed development does not damage an area’s character and amenity. Increases in density help to conserve land resources, and good design can overcome adverse effects, but where high densities are proposed the amenity of the scheme and surrounding property should be carefully considered.
3.33 Chapter 13 is concerned with minimising and managing environmental risks and pollution. Paragraph 13.1.1 states that planning and environmental management are separate but complementary. By controlling where development can take place and what operations may be carried out, the planning system has an important role in avoiding or minimising the adverse effects of any environmental risks on present or future land use. Paragraph 13.1.4 states that special attention needs to be given to minimising and managing the risks associated with climate change. Planning authorities, Natural Resources Wales and others, in particular the building industry, should use the precautionary principle to plan now, on the basis of the latest climate change scenarios from the UK Climate Impact Programme, and consider how a changing climate is expected to influence environmental risks over the lifetime of new development.
3.34 Paragraph 13.2.1 states that flood risk, whether inland or from the sea, is a material consideration in land use planning. All development on land within the flood plain of a watercourse, or drained via a culvert, or on low lying land adjacent to tidal waters, is at some risk of flooding and whilst flood risk can be reduced by using mitigation measures it can never be completely eliminated. Paragraph 13.2.2 states that rapid flows due to failure of defences pose a greater risk to life than a steady rise in water level, and land protected by tidal defences is extremely vulnerable in the event of a breach due to the speed and depth of flooding. Flooding as a hazard therefore involves the consideration of the potential consequences of flooding, as well as the likelihood of an event occurring. Therefore local planning authorities should recognise when assessing development proposals located within areas of flood hazard that the development is still at risk from flooding which may threaten human life and cause substantial damage to property, even where mitigation measures are proposed.
3.35 Paragraph 13.2.3 states that meeting the Welsh Government’s objectives for sustainable development requires action through the planning system to move away from flood defence and the mitigation of the consequences of new development in areas of flood hazard towards a more positive avoidance of development in areas defined as being of flood hazard. Planning authorities should therefore adopt a precautionary approach when formulating development plan policies on development and flood risk, and when considering planning applications. In this context, the principle should be applied on the basis that climate change is likely to increase the risk of coastal and river flooding as a result of sea-level rise and more intense rainfall and reduce service levels provided by surface water drainage infrastructure. Paragraph 13.2.4 states that local planning authorities should take a strategic approach to flood risk and consider the catchment as a whole. They should ensure that new development is not exposed unnecessarily to flooding. Therefore, by considering flood risk in terms of the cumulative impact of the proposed development in the locality on a catchment wide basis (river catchment and coastal cell), recognising that this may require working across administrative boundaries. Development proposals should seek to reduce, and certainly not increase, flood risk arising either from river and/or coastal flooding or from additional run-off from development in any location.
3.36 Paragraph 13.4.1 states that development proposals in areas defined as being of high flood hazard should only be considered where: new development can be justified in that location, even though it is likely to be at risk from flooding; and the development proposal would not result in the intensification of existing development which may itself be at risk; and new development would not increase the potential adverse impacts of a flood event. Paragraph 13.4.2 states that in determining applications for development, local planning authorities should work closely with Natural Resources Wales, drainage bodies, sewerage undertakers, prospective developers and other relevant authorities to ensure that surface water run-off is to be controlled as near to the source as possible by the use of sustainable urban drainage systems. They should also ensure that development does not: increase the risk of flooding elsewhere by loss of flood storage or flood flow route; or increase the problem of surface water run-off. 

3.37 The latest version of Technical Advice Note 12 “Design” was published in July 2014. Paragraph 2.1 states that the design of our villages, towns, cities and the urban and rural landscape is important in articulating our nation and our culture. Paragraph 2.2 states that the Welsh Government is strongly committed to achieving the delivery of good design in the built and natural environment which is fit for purpose and delivers environmental sustainability, economic development and social inclusion, at every scale throughout Wales - from householder extensions to new mixed use communities. 
3.38 Paragraph 2.6 states that design which is inappropriate in its context, or which fails to grasp opportunities to enhance the character, quality and function of an area, should not be accepted, as these have detrimental effects on existing communities. Paragraph 6.7 states that the appearance and function of proposed development, its scale and its relationship to its surroundings are material considerations in determining planning applications and appeals. Developments that do not address the objectives of good design should not be accepted.
Supplementary Planning Guidance Note

3.39 Wrexham County Borough Council has produced a number of Local Planning Guidance Notes (LPGs). Local Planning Guidance Note 16 is concerned with parking standards. Local Planning Guidance Note 21 is concerned with space around dwellings. Local Planning Guidance Note 28 is concerned with affordable housing and Local Planning Guidance Note 30 is concerned with design. 
4.0 DESIGN AND ACCESS STATEMENT
The Development 

4.1 This Planning, Heritage, Design and Access Statement considers an application for planning permission for the erection of affordable housing units comprising 1 detached dwelling, 18 semi detached dwellings and 6 flats and associated works at land off Jacques Way, Wrexham, LL11 2BY. The proposal is for social rented housing and would be provided and managed by Wales and West Housing, a Registered Social Landlord (RSL). 

The Site

4.2 The site occupies approximately 0.72 hectares of land and was formerly occupied by Jacques Garage. The site is accessed from Mold Road. It is bounded to the north by the recently constructed Premier Inn, to all other sides by the Wrexham General and Wrexham Central railway line.  
Environmental Sustainability

4.3 As identified within TAN12, the objectives that developers need to respond to in respect of environmental sustainability include that of achieving efficient use of land and resources. The site comprises a brownfield site. The previous use as a scrap yard has ceased and the land is now vacant. A geo environmental site assessment accompanies the application. 

4.4 It is anticipated that in the erection of the dwelling(s), the development would seek to incorporate sustainability measures where possible to reduce the environmental impact. Locally sourced and indigenous materials would be used wherever possible to reduce transport emissions. Energy efficient boilers and electrical appliances and water efficient appliances to reduce water usage would be installed. The buildings would be constructed of materials to meet current building regulations. 
4.5 In terms of environmental sustainability the development accords with the guidance expressed in PPW, TAN 12 and Policies GPD1 of the adopted Wrexham Unitary Development Plan which require development to maximise the efficient use of resources and land and take account of physical and natural environmental considerations including energy efficiency. 

Character

4.6 The site is located within the built up area of Wrexham, to the north west of the town centre. The character of the area can be described as mixed, with retail, leisure and residential development adjacent to the site.  
Amount
4.7 The application site extends to 0.72 hectares. The proposed development would comprise 1 detached dwelling, 18 semi detached dwellings and 6 flats. The mix would be 15 two bed, 4 three bed, 6 one bed flats. 
Layout
4.8 The layout of the residential development would be such that most of the dwellings would be orientated in an east west direction. The internal access road and shared private drives would also align in an east west direction.


Scale
4.9 As stated above, the development would comprise 1 detached dwelling, 18 semi detached dwellings and 6 flats. All buildings would be two storey only. The detached dwelling would measure 6m wide by 9m deep by 7.68m high. The pair of two bed semi detached dwellings would measure 11.625m wide by 9m deep by 7.68m high. The pair of 3 bed semi detached dwellings would measure 11.625m wide by 9.9m deep by 7.94m high. The six one bedroom flat unit would measure 22.3 wide by 7.9  deep by 7.5m high.
Appearance
4.10 External materials for the walls include facing brick and render, with detailing under the first floor windows. External materials to the roofs include concrete roof tiles.  Proposed windows would be formed in UPVC and exterior doors in GRP/metal composite. 
Landscaping
4.11 All dwellings (not including the 6 flats) would have front and rear gardens, laid to lawn. To the rear of each dwelling would be a patio. Boundary treatments would include facing brick and masonry walls and timber fencing.  
4.12 It is considered that the development could accord with the guidance expressed in PPW, TAN 12 and Policy GPD1 of the Wrexham Unitary Development Plan which requires that development in its scale, design and layout, and in its use of materials and landscaping, accords with the character of the site and make a positive contribution to the appearance of the nearby locality.
Movement to, from and within the development
4.13 The site is located within the settlement of Wrexham. Access to the site would be from Mold Road via Jacques Way. The development would include an adoptable access road, turning head and two shared private drives. Each dwelling would benefit from 2 private and individual car parking spaces. Six dedicated parking spaces would be provided for the 6 flats. The site is located within a highly accessible location and is easily accessible to all modes of transport including public and private. Wrexham train station and a bus stop on Mold Road are located less than 200 metres away from the site. The town centre is approximately 400 metres from the site.
4.14 It is considered that the development accords with the guidance expressed in PPW, TAN 12 and Policy GPD1 of the Wrexham Unitary Development Plan which requires development to provide a safe and convenient pedestrian and vehicular access to and from development sites, both on site and in the nearby locality. 
Community safety
4.15 Tan12 suggests community safety can be achieved via design solutions that can aid  crime prevention. These include providing natural surveillance, improving safety by reducing conflicts in uses and promoting a sense of ownership and responsibility. The site is naturally well enclosed. The provision of the dwellings in their proposed location and orientation would allow for security through natural surveillance. Each dwelling would incorporate private parking and amenity space thus creating a strong sense of space and responsibility for future occupiers. 

4.16 It is considered that the development would accord with the guidance expressed in PPW, TAN 12 and Policy GPD1 of the Wrexham Unitary Development Plan which requires the developments to take account of personal and community safety and security in the design and layout of development and public / private spaces.

Access

4.17 The site is located within the settlement of Wrexham. Access to the main part of the site would be from Jacques Way, which itself is accessed via Mold Road. The development would include an adoptable access road, turning head and two shared private drives. Each dwelling would benefit from 2 private and individual car parking spaces. Six dedicated parking spaces would be provided for the 6 flats. An existing pedestrian footway along Jacques Way provides pedestrian access from Mold Road to the site. Within the site, footways would be provided to the adoptable access road and turning head. The site is located within a highly accessible location and is easily accessible to all modes of transport including public and private. Wrexham train station and a bust stop on Mold Road are located less than 200 metres away from the site. The town centre is approximately 400 metres from the site.
4.18 It is considered that the development accords with the guidance expressed in PPW, TAN 12 and Policy GPD1 of the Wrexham Unitary Development Plan which requires development to provide a safe and convenient pedestrian and vehicular access to and from development sites, both on site and in the nearby locality. 
Assessment

4.19 As stated above planning permission is sought for residential development. The application needs to be considered against national and local planning policy. The first issue to consider is whether the development would be acceptable in principal. 
Principle

4.20 The site is located within the settlement limit for Wrexham as set out in the adopted Wrexham Unitary Development Plan. The strategic policies of the plan set out the broad locations for development. Policy PS1 states that new development for housing, employment and community services will be directed to within defined settlement limits/employment areas. Policy H2 states that residential development on unannotated land within settlement limits will be permitted subject to compliance with Policy GDP1.
4.21 Paragraph 9.2.5 of Planning Policy Wales states that in producing their development plans, local planning authorities should devise a settlement strategy which establishes housing policies in line with their local housing strategy and a spatial pattern of housing development balancing social, economic and environmental needs. The settlement strategy will be informed by a sustainability appraisal and should be fully justified. It should be developed and integrated as part of an overarching strategy in the development plan. Paragraph 9.2.24 states that development plans should set out a settlement strategy; include clear policy criteria against which applications for development of unallocated sites will be considered; include clear development management policies to guide the determination of applications, including guidance on design, access, density, off-street parking and open space  provision for particular areas as appropriate.
4.22 Paragraph 9.2.14 states that a community’s need for affordable housing is a material planning consideration which must be taken into account in formulating development plan policies. Affordable housing for the purposes of the land use planning system is housing where there are secure mechanisms in place to ensure that it is accessible to those who cannot afford market housing, both on first occupation and for subsequent occupiers. However, it is recognised that some schemes may provide for staircasing to full ownership. Affordable housing includes social rented housing owned by local authorities and registered social landlords and intermediate housing where prices or rents are above those of social rent but below market housing prices or rents. All other types of housing are referred to as ‘market housing’, that is private housing for sale or rent where the price is set in the open market and occupation is not subject to control by the local planning authority. 
4.23 Paragraph 9.2.15 states that affordable housing also makes an essential contribution to community regeneration and social inclusion. It is desirable in planning terms that new housing development in both rural and urban areas incorporates a reasonable mix and balance of house types and sizes so as to cater for a range of housing needs and contribute to the development of sustainable communities. For affordable housing it is important that authorities have an appreciation of the demand for different dwelling sizes and types of housing (i.e. intermediate and social rented) in relation to supply, so that they are well informed in negotiating the required appropriate mix of dwellings for new developments.
4.24 The proposals would provide social rented affordable housing, provided and managed by Wales and West Housing. The Wrexham Local Housing Market Assessment, April 2018, states that 4586 households are currently in need in Wrexham. The total available stock to meet current need is 2052, which leaves a shortfall of 2534. The annual need for affordable housing is 507 dwellings. This development would make a valuable contribution to this need.
4.25 Having regard to the above, it is considered that a proposal for affordable housing is acceptable in principle. In the determination of the planning application, a number of other material considerations are relevant. These include visual amenity, residential amenity, heritage, highway safety, ecology, contamination noise and flood risk.   
Visual amenity

4.26 Policy GDP1 requires that all new development ensure that the scale, design and layout accords with the character of the area. 
4.27 The site is located within the built up area of Wrexham, to the north west of the town centre. As stated above the character of the area can be described as mixed. Immediately to the north of the site is the premier inn hotel. This is a large structure with accommodation over four storeys. To the east of the site, on the opposite side of the railway line are a number of edge of town retail units with associated car parking. To the west of the site, on the opposite side of the railway line is residential development, comprising a mixture of two storey detached, semi detached and terraced dwellings. To the south of the site is open space and beyond development associated with the Wrexham Maelor hospital. 
4.28 The proposed development would comprise 1 detached dwelling, 18 semi detached dwelling and 6 flats contained within 11 buildings. Each building would be two storeys high. External materials for the walls include facing brick and render, with detailing under the first floor windows. External materials to the roofs include concrete roof tiles.  Proposed windows would be formed in UPVC and exterior doors in GRP/metal composite. The site would be landscaped and this would include elements of both hard and soft landscaping within private and public areas. It is not considered that the development would have any detrimental impact upon the visual amenities of the site nor the surrounding area. 
4.29 It is considered that the development would accord with the guidance expressed in PPW, TAN 12 and Policy GPD1 of the Wrexham Unitary Development Plan which requires that development in its scale, design and layout, and in its use of materials and landscaping, accords with the character of the site and make a positive contribution to the appearance of the nearby locality.
Residential amenity

4.30 Policy GDP1 requires that all new development ensure the safety and amenity of the public and safeguard the environment. Regard has been had to the LPGN 21 on Space Around Dwellings. The development would accord with the required separation distances between dwellings. It is not considered that the development would have any unacceptable impact on the residential amenities of adjacent occupiers. 
4.31 It is considered that the development would accord with the guidance expressed in PPW and Policy GPD1 of the Wrexham Unitary Development Plan which requires that development ensure the safety and amenity of the public. 
Heritage

4.32 Policy EC11 states that where development which would adversely affect the site or setting of a Scheduled Ancient Monument or archaeological site of national significance will not be permitted. The site is not located within a conservation area nor are there any listed buildings on or adjacent to the site. However the scheduled ancient monument, Wats Dyke, runs along the eastern boundary of the site. As part of the Pre Application Consultation, CADW was notified of the proposed development. In its response, CADW advised that archaeological evaluation in 2002 and subsequent observations suggest that there is partial though limited survival if above ground archaeological remains at the northern end of the scheduled area. Whilst this is not the case within the proposal application area there remains the possibility of sub-surface survival. CADW request that a Heritage Impact Assessment accompany a planning application to consider potential mitigation. 
4.33 A Heritage Impact Assessment has been prepared by CPAT and this document accompanies the application. It states that the current nature pf the plot (site), which is waste ground, does little to enhance the setting and value of the monument, providing no indication for the presence of an important Early Medieval linear earthwork. On the advice of CADW, the development proposals include positive mitigation to raise awareness of the monument and enhance the public appreciation of it. The Assessment considers the cultural heritage history of the area. It also considers the potential impacts which may result from the development proposals. 
4.34 In terms of direct impacts, the assessment identified a single heritage asset within the development area, a scheduled section of Wat’s Dyke. While there is no longer any visible trace of an upstanding bank the existing evidence suggests that potentially important deposits may survive within the development area, possibly including the basal deposits associated with the bank or more probably the remains of the ditch. The line of Wat’s Dyke, coincides with the location of housing plots on the eastern side of the proposed development. The groundworks in this area therefore have the potential to impact on buried archaeological deposits, should they survive with the scheduled area and also along the line of the dyke further to the south. It should be noted, however that, extensive quarrying has taken place within the area which may have already had a significant impact on the dyke. Nevertheless, should archaeological deposits survive, the groundworks have the potential for a moderate impact on this high value asset, the significant of which would be moderate/large.  

4.35 In terms of indirect impacts, the assessment considered potential impacts to the setting of the scheduled monument. The proposed development will clearly alter the setting for this section of the scheduled area, replacing waste ground with residential housing. This too would do little in itself to enhance the setting if the dyke. The report goes on to state that at a meeting with the developers and CADW’s Regional Inspector, it was suggested that the development might reflect the linear nature of the dyke where it runs through the gardens by the use of fencing, profiled to suggest the presence of a bank rather than by reconstructing a bank, as at the Premier Inn, highlighting the presence and importance of Wat’s Dyke. This is seen as positive mitigation, the result of which would be enhance the setting of the monument, as well as raising public awareness of the this nationally important monument. The report also states that with regards to potential indirect impacts on other designated assets within the immediate area, the development area is isolated from these assets by major infrastructure, such that fieldwork suggests it plays no part in their setting, and the proposals are therefore unlikely to have a significant visual impact, and certainly far less so than the adjacent Premier Inn. 
4.36 In addition to the above proposed mitigation, the applicants are also happy to provide an interpretation board or plaque to advise the general public of the existence and importance of the dyke. This could be located within the car park of the Premier Inn hotel. The exact wording would be agreed with CADW/CPAT. 
4.37 It is considered that the development would accord with the guidance expressed in PPW and Policies GPD1 and EC11 of the Wrexham Unitary Development Plan which seek to protect heritage assets. 
Highway safety
4.38 Policy GDP1 requires that all new development ensure safe and convenient pedestrian and vehicular access to and from development sites, both on site and in the nearby locality. Policy T8 states that development granted planning permission will be required to provide vehicle parking spaces either on site or nearby, in accordance with the Council's current parking standards. 
4.39 As stated above, access to the main part of the site would be from Jacques Way, which itself is accessed via Mold Road. The development would include an adoptable access road, turning head and two shared private drives. An existing pedestrian footway along Jacques Way provides pedestrian access from Mold Road to the entrance of the main site. Within the site, footways would be provided to the adoptable access road and turning head. The site is located within a highly accessible location and is easily accessible to all modes of transport including public and private. Wrexham train station and a bust stop on Mold Road are located less than 200 metres away from the site. 

4.40 The Council has produced a Local Planning Guidance Note (LPGN) on Parking Standards. For 2 bedroom dwellings the requirement is 2 spaces. For 3 bedroom dwellings the requirement is normally 3 car spaces per unit. The proposal is for 15 2 bedroom dwellings. As such the parking requirement for the 15 2 bedroom dwellings is 38 spaces. Each of the 15 2 bedroom dwellings would benefit from 2 private and individual car parking spaces and thus would accord with the LPGN. The development would include 4 3 bedroom dwellings. These would be provided with 2 private spaces. Whilst this is below the standard set out in the LPGN, given the sustainable location and nature of the development, it is considered that 2 spaces are sufficient. There is no specific parking requirement for flats. Each flat would be provided with 1 parking space which is considered to be acceptable given the sustainable location. Each dwelling would be provided with a garden shed which would accommodate secure cycle parking.
4.41 It is considered that the development accords with the guidance expressed in PPW, TAN 12 and Policy GPD1 of the Wrexham Unitary Development Plan which requires development to provide a safe and convenient pedestrian and vehicular access and adequate parking provision. 
Contamination

4.42 Policy GDP1 requires that all new development ensure the safety and amenity of the public and safeguard the environment from the adverse effects of pollution of water, land or air, hazards from industry and quarrying, and associated noise, odour or vibration arising from development.
4.43 The application is accompanied by a geo environmental site assessment (Phase 1) prepared by Resource and Environmental Consultants Ltd (REC). Following Pre Application Consultation and the comments of the Council’s Contaminated Land Officer, the report has been updated to consider the existence of an electricity substation and pumping station for Premier Inn. REC has utilised the available data to classify the site on the basis of its likely contaminated land liability and potential for geotechnical constraints in relation to the property development. The classification categories include Low, Low-Moderate, Moderate, Moderate-High and High.  A site walkover was undertaken in October 2017. 
4.44 The report concludes that the overall environmental risk rating is moderate. It recommends further enquiry with the British Geological Society to determine whether the site requires radon protection measures, updated human health and controlled waters risk assessment using data from previous site investigations and current screening values and a remedial strategy. This could be conditioned as part of any planning permission granted for the development.  

4.45 It is considered that the development accords with the guidance expressed in PPW, Policy GPD1 of the Wrexham Unitary Development Plan which requires development to ensure the safety and amenity of the public from adverse effects of pollution and odour.  
Ecology

4.46 Policy EC6 states that development either within or close to sites of biodiversity interest will only be permitted where it can be clearly demonstrated that the need for the development outweighs the need to safeguard the intrinsic nature conservation value of the site. Where such development is permitted, damage should be kept to a minimum, and compensatory measures should be provided. Measures to improve the biodiversity value of sites and enhance their natural conservation interest and landscape quality including the establishment of local nature reserves, will be supported.
4.47 The planning application is accompanied by a Reptile Survey Report. Following the Pre Application Consultation and in particular, discussions with the Council’s Ecologist, the Report has been updated. The report states that the presence of common reptiles on the application site is confirmed, with a small population of common lizard found. Creation of a Reptile Conservation Area (RCA) is recommended along the western site boundary and southern corner of the site, prior to the initiation of any works, to be managed and enhanced appropriately in order to maintain favourable habitat for common reptile species. The report goes onto to recommend Reasonable Avoidance Measures (RAM’s). No evidence of other protected or notable species was noted during the survey and no adverse impacts upon common reptile species are envisaged.  
4.48 Following the Pre Application Consultation, the site plan has been amended. By providing the 6 flats within one block, rather than three, an area of land to the southern edge of the site will now provide a reptile basking mitigation area in accordance with the advice from the Council’s Ecologist. 
4.49 The planning application is accompanied by a Japanese Knotweed Survey Report. Following a survey of the site, there is evidence of Japanese Knotweed in two areas within the boundary. There is an infestation along the fence to the south perimeter with further rhizome fragments seen 20 metres from the south fence. A second area has two small roots 2-3 metres from the west boundary. The report recommends that biotech membranes on any properties being built within 10 -15 metres of any area affected. It suggests recommend action and treatment. 
4.50 It is considered that the development accords with the guidance expressed in PPW, Policies GPD1 and EC6 of the Wrexham Unitary Development Plan which require development to safeguard sites and areas of nature conservation and wildlife interest. 
Flood Risk
4.51 TAN15 defines flood zones as follows:
Zone A – Considered to be at little or no risk of fluvial or tidal/coastal flooding
Zone B – Areas to have been flooded in the past evidenced by sedimentary deposits

Zone C – Based on extreme flood outline, equal to or greater than 0.1% (river, tidal or coastal). Zone C is subdivided into the following two zones.

Zone C1- Areas of the flood plan which are developed and served by significant infrastructure including flood defences

Zone C2 – Areas of the floodplain without significant flood defence infrastructure.
4.52 TAN 15 states that particular flooding consequences may not be acceptable for particular types of development. For example, allowing residential development in areas which are subject to high risks of flooding can result in a traumatic impact on people’s lives. The precautionary framework identifies the vulnerability of different land uses to flooding and for this purpose, development has been subdivided into three categories, emergency services, highly vulnerable development and less vulnerable development. Highly vulnerable development includes all residential premises (including hotels and caravan parks), public buildings (e.g. schools, libraries, leisure centres), especially vulnerable industrial development (e.g. power stations, chemical plants, incinerators), and waste disposal sites. Less vulnerable development includes general industrial, employment, commercial and retail development and car parks. The proposed development would fall within the less vulnerable development category. 
4.53 TAN15 states that new development should be directed away from zone C and towards suitable land in zone A, otherwise to zone B, where river or coastal flooding will be less of an issue. New development should only be permitted in zones C1 and C2 if determined by the planning authority to be justified in that location. 
4.54 According to the latest Development Advice Map (DAM) the site is partly located within Zone B and Zone A. The proposed residential development comprises highly vulnerable development. However it would be located in Zones A and Zone B where new residential development is not restricted under TAN15. The site is located adjacent to land which falls within Zone C2. 
4.55 A Flood Consequences Assessment (FCA) accompanies the application. The report considers the site and its surroundings, reviews flood risk recommends flood risk mitigation measures. The site is not considered to be at risk of flooding from reservoirs, canals or other artificial sources. The FCA has demonstrated that the proposed development may be completed without conflicting with the requirements of TAN15 and recommends that finished floor levels be set at 0.15 above adjacent ground levels. All of the proposed dwellings would be located on land above the 1 in 1000 annual probability flood outline and therefore should not impact on flood risk elsewhere. 

4.56 It is considered that the development accords with the guidance expressed in PPW, TAN15 and Policies GPD1 and EC12 of the Wrexham Unitary Development Plan which requires development to ensure that the development does not result in, or is subjected to flooding.

Noise
4.57 Policy GDP1 requires that all new development ensure the safety and amenity of the public and safeguard the environment from the adverse effects of pollution of water, land or air, hazards from industry and quarrying, and associated noise, odour or vibration arising from development.
4.58 The site lies between Wrexham General and Wrexham Central railway lines. Following Pre Application Consultation and at the request of the Council’s Environmental Protection Officer, an up to date noise survey was undertaken by Blue Acoustics. The report considers noise arising from distant noise from the A483, traffic noise from Mold Road, rail movements and aircraft movements. Reference is made to TAN11 which provides advice on how the planning system can be used to minimise the adverse impact of noise. It sets out criteria for noise source and noise exposure. When applying these criteria to rail and road noise, all noise falls within the TAN 11 Noise Exposure Category A which states that “noise need not be considered as a determining factor in granting planning permission, although the noise level at the high end of the category should not be regarded as desirable”. 
4.59 The report also considered plant noise from the external plant belonging to Premier Inn. The plant is situated near the North east corner along the boundary and consists of 7 condenser units. The report states that “when considering the assessment levels it should be understood that plot 8 is positioned side on and relatively centred to the plant. As such, there would be no line of sight propagation to the front & rear facades. It is therefore recommended that no living space windows be situated along the northern facade of plot 8 and that all windows (plots 6,7,8) should open away from the noise source, thus creating a barrier to some degree”. The applicant will follow this advice.
4.60 It is considered that the development accords with the guidance expressed in PPW, Policy GPD1 of the Wrexham Unitary Development Plan which requires development to ensure the safety and amenity of the public from adverse effects of noise.
5.0 CONCLUSION 
5.1 For the reasons given above it is considered that development, comprising affordable housing at land off Jacques Way, Wrexham is acceptable in planning policy terms. The development would not cause harm to visual amenity, residential amenity, heritage, highway safety, ecology or public safety. It is therefore requested that planning permission be granted.  
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