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1. INTRODUCTION

1.1 The Council is in the process of preparing a new Local Development Plan
(LDP) which will guide development from 2013 — 2028 in the County Borough.
The LDP will set out certain locations where new development, including
housing and employment will be permitted, whilst also seeking to protect and
enhance other areas from development. Once adopted, the local
development plan will form the basis of making planning decisions in the
County Borough on individual planning applications.

1.2  This background paper is one of a series prepared as part of the evidence
base supporting the LDP. The paper specifically looks at options for the
expansion of Wrexham Industrial Estate and should be read in conjunction
with other related background papers and supporting documents, in particular
Background Paper 3 ‘Key Strategic Sites’*, Topic Paper 2’ ‘Economy and
Employment’?, and the evidence base document ’ Employment Land Review
(ELR), Wrexham County Borough and Flintshire County Council”.

2. BACKGROUND

2.1  The Council's Economic Prosperity Strategy (2012- 2016)* recognises that
one of the key barriers to supporting business growth and attracting inward
investment is the poor supply of appropriate development sites and suitable
buildings. The Economic Prosperity Plan therefore confirms the Council’s
commitment to securing enough of the right land and/or buildings to attract
high quality employment opportunities.

2.2 The Employment Land Review examined and assessed the need and
demand for employment land and premises and the quality and availability of
the employment land supply in each local planning authority area. The ELR
also incorporates jobs growth forecasts and employment land requirement
estimates. While the findings of the ELR suggest that the County Borough as
a whole has sufficient employment land to meet its needs, the qualitative
research undertaken indicates a growing land supply shortfall, relative to
identified demand at Wrexham Industrial Estate.

2.3 While the County Borough’s employment land supply is spread over a range
of sites, in terms of both size and geographical location®, WIE is

! Background Paper 3: Key Strategic Sites (February 2016) http://wrexhamldp.wrexham.gov.uk
2 Topic Paper 2 Economy and Employment http://wrexhamldp.wrexham.gov.uk

3 Joint Wrexham and Flintshire Employment Land Review (ELR) BE Group Final Report (October 2015)
http://wrexhamldp.wrexham.gov.uk

*Wrexham Economic Prosperity Strategy (2012-2016)
http://www.wrexham.gov.uk/english/council/documents/economic_development.htm
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2.4

2.5

recognised as a major national employment centre being the second largest
industrial estate in the UK. It has an enduring demand as a popular business
location with over 70% of the enquiries for employment land received by the
Council relating specifically to requirements for land on WIE. The significance
of this demand is emphasised by the fact that the location is not dependant on
any short term grant or other assistance to attract and retain businesses.

The ELR found that much of the existing employment land supply on WIE was
undevelopable due to ecological constraints or was being held for the
expansion of existing firms, or for alternative uses. The ELR considered that,
based on current planning consents and remaining allocations as at 31 March
2014, up to 90% of the remaining available supply could be taken up over the
next three years®. The ELR therefore found a shortfall of readily available land
on which to create an offer for the future marketing of WIE to inward investors
or existing businesses. It considered that the development of the North Wales
prison on the Estate could further boost market demand as supply chain and
affiliated companies seek to locate/ expand close to this facility.

As a consequence the ELR therefore recommends (para.11.11) that
consideration be given to identifying additional land at Wrexham Industrial
Estate where the Estate’s proximity and accessibility to the key strategic
settlement of Wrexham Town provides a sustainable opportunity for people to
live and work in the same area, reducing the need to travel and commute
outside the County Borough. The ELR identifies a need to allocate a

further 20-30 hectares at WIE (net of ecological mitigation provision), in the
LDP, in order to provide sites which can meet both the needs of existing
businesses and be marketed to future Investors.

3. JUSTIFICATION FOR EXPANSION OF WREXHAM INDUSTRIAL ESTATE

3.1

It is appreciated that any further expansion of the WIE is likely to have
environmental, visual, or other impacts. TAN 23’ requires planning

authorities considering a site allocation for employment that could cause harm
to the environment or social cohesion to ask the following 3 questions in order
to help clarify and balance the economic, social and environmental issues:

I.  Alternatives-Could demand be met on a site where development
would cause less harm, and if so where?

® Wrexham CBC Employment Land Availability & Monitoring (2015)
http://wrexhamldp.wrexham.gov.uk

® Para.10.98 Joint Wrexham and Flintshire Employment Land Review (ELR) BE Group Final Report
$October 2015) http://wrexhamldp.wrexham.gov.uk

Paragraphs 2.1.5-2.1.14, Technical Advice Note 23 Economic Development (February 2014)
http://gov.wales/docs/desh/policy/140207tan-23-economic-development-en.pdf
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II. Jobs Accommodated— How many jobs could potentially be created
on the site?

lll.  Spatial Merit — Would development contribute to policy objectives, eg
the spatial strategy?

3.2 Reason (I), given that the identified need is specifically for additional
employment land at the WIE there is a need to ensure that any site proposed
for allocation will cause least harm, in terms of environmental and visual
impact, compared to other possible sites at the WIE. Site selection will
therefore be subject to a site assessment process as detailed in this paper to
ensure that the demand could not be met on a site where development would
cause less harm.

3.3 Reason (Il), while the actual number of jobs created on the site will be
dependent on the nature of the future end users, which is unknown at this
stage, given the size of the area concerned (up to 30 Hectares) and a job ratio
density of 143 per hectare®, it is anticipated that the allocation could
potentially accommodate over 4000 jobs.

3.4 Reason (Ill), the site would comprise the only key strategic employment site in
the LDP and is central to the economic strategy of the plan by providing a
high quality employment site to meet a specific demand (as identified in the
ELR) in a location in proximity and accessible to the key strategic settlement
of Wrexham Town. The site would provide a sustainable opportunity for
people to live and work in the same area, potentially reducing the need to
travel and commute outside the County Borough.

4. OPTIONS FOR EXPANSION AND ASSESSMENT PROCESS

4.1 Following consideration of a range of factors, search areas A & B, on the
attached Plan A were considered to initially offer the best potential for a
possible expansion area to Wrexham Industrial Estate. Land in area B has
actually been put forward by the landowner as a candidate site suggested for
inclusion in the LDP. In considering options for the expansion the following
factors were initially considered and are discussed below:

I.  Environmental factors (Green Wedge, Special Landscape Area, Flood
Risk, ecology, agricultural land quality, contamination)
II.  Accessibility; and
lll.  Infrastructure provision

8 Source: Background Paper 1: Population and Household Projections with Dwelling and Employment
Impacts (February 2016) — http://wrexhamldp.wrexham.gov.uk




4.2

4.3

4.4

4.5

4.6

Environmental factors

As indicated on Plan A attached, the whole of the western boundary of the
Estate has an existing Green Wedge designation so any expansion into this
area would currently involve loss of Green Wedge. While, as part of the LDP
preparation process a strategic review is being undertaken of Green Wedges
in the County Borough, preliminary results indicate that given its function
separating Wrexham Town WIE the principle of a Green Wedge is likely to be
retained in this location though the boundary may be reviewed.’

An area of land to the southeast of the Estate is currently designated as a
Special Landscape Area, as indicated on Plan A, though, as with Green
Wedges, Special Landscape Areas are currently being reviewed as part of the
LDP preparation process. Area B on the plan is located adjacent to the Maelor
Saesneg Historic Landscape Area, which, while not a statutory designation, is
required to be taken into account by the local planning authority™.

The majority of the land surrounding the industrial estate is grade 3a or 3b
agricultural land apart from a small section to the south west, adjoining
Clywedog Road South, which is grade 2. Both Grades 2 and 3a are classed
as ‘best and most versatile’ agricultural land and any loss of land in these
grades to expand the Estate would have to demonstrate why development on
land in a lower grade was not possible.

Welsh Government Agricultural Division has carried out detailed agricultural
land quality assessments in the areas adjoining the northern and southern
access routes. These assessments revealed that while land near the southern
access route (area B on Plan A) comprises predominately Grades 2 and 3a
land, which is classed as ‘best and most versatile’, area A on Plan A
comprises predominately Grade 3b land.

With regard to ecology, Wrexham Industrial Estate is unique in that it
contains a wide range of nationally important habitats and species, as well as
several County Wildlife sites, within a relatively small area. For example much
of the land adjoining the south east boundary of the Estate comprises the
‘Oaks’ wildlife site. Extending to approximately 22 hectares this area supports
a wide range of species such as Polecat, Barn Owl and the rare and
threatened Grizzled Skipper butterfly, as well as rare plant species. While
some habitats are irreplaceable and should be protected from development,
others areas provide opportunity to improve wildlife connectivity and/ or
recreate habitats in association with development.

° Strategic Green Wedge Review Stage 1 http://wrexhamldp.wrexham.gov.uk
1% para. 6.5.25 Planning Policy Wales (Edition 8, Jan.2016)
http://gov.wales/docs/desh/publications/160104-chapter-6-en.pdf
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4.7

4.8

4.8

4.9

4.10

While both areas A and B include areas of important habitat, both Natural
Resources Wales and the Council’'s Ecology and Biodiversity officer have
indicated that area A has a material advantage over area B in that it offers the
potential to provide managed mitigation and improved wildlife corridors linking
existing Great Crested Newt ponds within the area, in association with any
development.

With regard to Flood Risk, Welsh Government Technical Advice Note (TAN)
15 advises that LPA’s should aim to direct new development away from areas
which are at high risk of flooding. As indicated on Plan A, areas to the south
and south east of the Estate, adjoining the river Clywedog are located within
identified flood risk areas which will also constrain future development in
these locations.

Accessibility

There are currently two principal access routes into WIE, both involving
recently constructed new lengths of highway. The northern WIE access road
link provides direct access into the Estate from the A534, connecting via an
improved roundabout to Abenbury Road, Ash Road North and Bryn Road at
the northern Estate boundary. The new southern link road similarly provides
direct access into the southwest edge of the Estate from the A525 at Cross
Lanes, connecting to Cefn Road at Five Fords prior to entering the Estate.
Generally therefore, land at the North and Southwest of the Estate, close to
these improved access roads afford the best potential for future expansion in
terms of accessibility.

In consultation, the Council's Highways Department has confirmed that in
principle suitable access can be provided to sites in both Areas A and B. The
Council’'s Assets and Economic Development Department indicated in its
response a preference for a site within Area A, given its better accessibility to
the motorway network and the markets of the North West of England and
North East Wales. .

Infrastructure Provision

As part of the assessment process Dwr Cymru/ Welsh Water, Natural
Resources Wales and Council Departments have been consulted and while
further modelling and assessments will be required in association with any
specific schemes there are unlikely to be objections to the expansion of the
Estate on infrastructure grounds. While Dwr Cymru/Welsh Water have
confirmed that capacity exists in the Five Fords Treatment Works to
accommodate development, having regard to the total amount of growth



4.11

proposed in the LDP for the Treatment Works catchment area, improvements
may be required at the Treatment Works later in the Plan period to provide
additional capacity. Discussions are ongoing with Dwr Cymru/Welsh Water
and the NRW regarding future improvements and amendments to the existing
discharge permit for the Treatment Works.

Neither area is considered likely to suffer from contamination though further
investigations would be required prior to allocation of a proposed site.

5. CONCLUSIONS

5.1

5.2

In light of the assessment carried out and the consultations undertaken the
Council considers at this stage that lower quality agricultural land in Area A
offers the best potential for accommodating a new extension to Wrexham
Industrial Estate. It is appreciated that further more detailed work will need to
be undertaken, including consultations with landowners and statutory
undertakers, before specific site development boundaries can be established.
A preliminary masterplan will also be required, that indicates how the required
habitat mitigation areas can be incorporated into a development scheme.

The Preferred Strategy therefore includes Area A as a search area for a
future extension to Wrexham Industrial Estate and comments are invited on
this as part of the Preferred Strategy consultation. (Please see Question 4)
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