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1.0 INTRODUCTION
1.1 Kerry James Planning has been commissioned by Mr Phil Garner of Lindop Brothers Toyota to act as Agent and to submit an application for the relocation of the existing vehicular access and extension to car park at Lindop Brothers, Toyota, Glan Llyn Road, Wrexham, LL11 4BA (resubmission of P/2017/0874). 

1.2 This planning 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
The planning history for the site comprises the following:

P/2004/0649
Revised external treatment works to improve disabled customer access. Granted 12/01/07


P/2005/0754
Erection of signs. Granted 29/08/05


P/2006/1388
Erection of prefabricated 2 car size garage. Granted 12/01/07


P/2010/1056
Erection of additional two car prefabricated garage (in retrospect). Granted 07/02/2011


P/2017/0874
Relocation of existing vehicular access and extension to car park. Withdrawn 04/12/17
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

EC1
Green barriers

EC2
Agricultural land

EC6
Biodiversity Conservation

E5
Employment in the countryside

EC13
Surface water run off

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 EC1 states that within Green Barriers, development will only be granted if it is for agriculture, forestry, essential facilities for outdoor sport and recreation, cemeteries and other uses of land which maintain the openness of the Green Barrier and do not conflict with the purpose of including land within it. 

3.9 Policy EC2 states that development on agricultural land of grades 1, 2 or 3a will only be permitted if it does not lead to the irreversible loss of that land. 

3.10 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.

3.11 Policy EC13 states that development which would result in an unacceptable adverse impact on the water environment due to additional surface water run-off will not be permitted. 
3.12 Policy E4 states that employment development on unannotated land within settlement limits will be permitted subject to Policy GDP1. 
3.13 Policy E5 states that small-scale employment development in the countryside will only be permitted through the conversion of an existing building where:- a) the proposal accords with Policy GDP1; and b) the building is structurally sound and capable of conversion without extensive  rebuilding tantamount to the erection of a new building; and c) any inherent characteristics of merit in the building are retained; and d) the building and resulting curtilage does not constitute an undesirable intrusion into the landscape, create access problems, nor require the provision of services at public cost.
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) (December 2018) sets out the land use planning policies for the Welsh Assembly Government and is supplemented by a series of Technical Advice Notes. Paragraph 1.2 states that the primary objective of PPW is to ensure that the planning system contributes towards the delivery of sustainable development and improves the social, economic, environmental and cultural well‑being of Wales, as required by the Planning (Wales) Act 2015, the Well-being of Future Generations (Wales) Act 2015 and other key legislation. A well functioning planning system is fundamental for sustainable development and achieving sustainable places.
3.17 Paragraph 1.30 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. 
3.18 Section 2 is concerned with people and places. Paragraph 2.13 states that the plan-led system underpins the delivery of sustainable places. To ensure all development plans and decisions taken by the planning system work together to deliver sustainable places. The 5 Key Principles represent a guiding vision for all development plans, including the NDF. These principles support the culture change needed to embrace placemaking and ensure that planning facilitates the right development in the right place and include: growing our economy in a sustainable manner; making best use of resources; facilitating accessible and healthy environments; creating & sustaining communities and maximising environmental protection and limiting environmental impact. 
3.19 Paragraph 2.2 states that Sustainable Places are the goal of the land use planning system in Wales; they are the output of the planning system rather than the process of achieving them. All development decisions, either through development plans policy choices or individual development management decisions should seek to contribute towards the making of sustainable places and improved well-being. 
3.20 Paragraph 2.3 states that the planning system should create sustainable places which are attractive, sociable, accessible, active, secure, welcoming, healthy and friendly. Development proposals should create the conditions to bring people together, making them want to live, work and play in areas with a sense of place and well‑being, creating prosperity for all. Paragraph 2.5 states that the planning system is the key mechanism for delivering sustainable places. It provides a critical mechanism where opportunities for long term benefit and integrated decision making meet, allowing preventative and proactive solutions to be found.
3.21 Paragraph 2.21 states that planning authorities should ensure that social, economic, environmental and cultural benefits are considered in the decision-making process and assessed in accordance with the five ways of working to ensure a balanced assessment is carried out to implement the Well-being of Future Generations Act and the Sustainable Development Principle. Key factors in the assessment process include social considerations, economic considerations and environmental considerations. 
3.22 Section 3 is concerned with Strategic and Spatial Choices. Paragraph 3.3 states that good design is fundamental to creating sustainable places where people want to live, work and socialise. Design is not just about the architecture of a building but the relationship between all elements of the natural and built environment and between people and places. To achieve sustainable development, design must go beyond aesthetics and include the social, economic, environmental, cultural aspects of the development, including how space is used, how buildings and the public realm support this use, as well as its construction, operation, management, and its relationship with the surroundings area. Paragraph 3.4 states that design is an inclusive process, which can raise public aspirations, reinforce civic pride and create a sense of place and help shape its future. For those proposing new development, early engagement can help to secure public acceptance of new development. 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.
3.23 Paragraph 3.5 states that good design is inclusive design. Development proposals should place people at the heart of the design process, acknowledge diversity and difference, offer choice where a single design solution cannot accommodate all users, provide for flexibility in use and provide buildings and environments that are convenient and enjoyable to use for everyone. Paragraph 3.6 states that development proposals must address the issues of inclusivity and accessibility for all. This includes making provision to meet the needs of people with sensory, memory, learning and mobility impairments, older people and people with young children.
3.24 Paragraph 3.7 states that good design promotes environmental sustainability and contributes to the achievement of the well-being goals. Developments should seek to maximise energy efficiency and the efficient use of other resources (including land), maximise sustainable movement, minimise the use of non-renewable resources, encourage decarbonisation and prevent the generation of waste and pollution.
3.25 Paragraph 3.60 states that around towns and cities there may be a need to protect open land from development. This can be achieved through the identification of Green Belts and/or local designations, such as green wedges. Proposals for both Green Belts and green wedges must be soundly based and should only be employed where there is a demonstrable need to protect the urban form and alternative policy mechanisms, such as settlement boundaries, would not be sufficiently robust. The essential difference between them is that land within a Green Belt should be protected for a longer period than the relevant current development plan period, whereas green wedge policies should be reviewed as part of the development plan review process.
3.26 The main aim of Green Belts is to prevent urban sprawl by keeping land permanently open; the essential characteristics of Green Belts are their openness and their permanence. Paragraph 3.63 states that the purpose of Green Belts is to: prevent the coalescence of large towns and cities with other settlements; manage urban form through controlled expansion of urban areas; assist in safeguarding the countryside from encroachment; protect the setting of an urban area; and assist in urban regeneration by encouraging the recycling of derelict and other urban land. Paragraph 3.64 states that green wedges are local designations which essentially have the same purpose as Green Belts. They may be used to provide a buffer between the settlement edge and statutory designations and safeguard important views into and out of the area. Green wedges should be proposed and be subject to review as part of the LDP process. 
3.27 Paragraph 3.65 states that the general policies controlling development in the countryside apply in a Green Belt and a green wedge but there is, in addition, a general presumption against development which is inappropriate in relation to the purposes of the designation. Green Belts and green wedges can have other beneficial effects including the provision of access to the countryside and sport and recreation opportunities. Paragraph 3.66 states that when considering applications for planning permission in Green Belts or green wedges, a presumption against inappropriate development will apply. Substantial weight should be attached to any harmful impact which a development would have on the purposes of Green Belt or green wedge designation. Policies should be devised to outline the circumstances when development would be permitted in these areas where the openness of the Green Belt or green wedge will still be maintained. 
3.28 Inappropriate development should not be granted planning permission except in very exceptional circumstances where other considerations clearly outweigh the harm which such development would do to the Green Belt or green wedge. Green Belt and green wedge policies in development plans should ensure that any applications for inappropriate development would not be in accord with the plan. These very exceptional cases would therefore be treated as departures from the plan. Certain other forms of development may be appropriate in the Green Belt or green wedge provided they preserve its openness and do not conflict with the purposes of including land within it. These are: mineral extraction; renewable and low carbon energy generation; engineering operations; and local transport infrastructure. Other forms of development would be inappropriate development unless they maintain the openness of the Green Belt or green wedge and do not conflict with the purposes of the designation.

3.29 Section 4 is concerned with active and social places. Paragraph 4.1.1 states that the planning system should enable people to access jobs and services through shorter, more efficient and sustainable journeys, by walking, cycling and public transport. By influencing the location, scale, density, mix of uses and design of new development, the planning system can improve choice in transport and secure accessibility in a way which supports sustainable development, increases physical activity, improves health and helps to tackle the causes of climate change and airborne pollution. Paragraph 4.1.33 states that in determining planning applications, planning authorities must ensure development proposals, through their design and supporting infrastructure, prioritise provision for access and movement by walking and cycling and, in doing so, maximise their contribution to the objectives of the Active Travel Act.
3.30 Section 5 is concerned with productive and enterprising places. Paragraph 5.4.1 states that for planning purposes the Welsh Government defines economic development as the development of land and buildings for activities that generate sustainable long term prosperity, jobs and incomes. The planning system should ensure that the growth of output and employment in Wales as a whole is not constrained by a shortage of land for economic uses. Paragraph 5.4.2 states that economic land uses include the traditional employment land uses (offices, research and development, industry and warehousing), as well as uses such as retail, tourism, and public services.
3.31 Section 6 is concerned with distinctive and natural places. Paragraph 6.6.24 states that Development Advice Maps enable planning authorities to take a strategic approach to flood risk and consider the catchment as a whole by providing a preliminary representation of flood risks, which inform decisions on the location of new development and the requirements necessary to support any applications which may be proposed. Together with flood consequences assessments they should assist understanding of how natural and man-made defences work as integral components of places and provide a means by which the cumulative effects of development can begin to be understood. Paragraph 6.6.25 states that development should reduce, and must not increase, flood risk arising from river and/or coastal flooding on and off the development site itself. The priority should be to protect the undeveloped or unobstructed floodplain from development and to prevent the cumulative effects of incremental development.
3.32 Paragraph 6.6.26 states that in areas of flood plain currently unobstructed, where water flows in times of flood, built development should be wholly exceptional and limited to essential transport and utilities infrastructure. Such infrastructure should be designed and constructed so as to remain operational even at times of flood, to result in no net loss of floodplain storage, to not impede water flows and to not increase flood risk elsewhere. TAN 15: Development and Flood Risk should be referred to for further policy advice on development and flood risk. It will be important to note that developments located within flood risk areas remain at risk from flooding even if mitigation measures are applied.
TAN12

3.33 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. 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.
TAN23

3.34 TAN23 is concerned with “Economic Development” and was published in February 2014. Paragraph 2.1.1 states that it should not be assumed that economic objectives are necessarily in conflict with social and environmental objectives. Often these different dimensions point in the same direction. Planning should positively and imaginatively seek such ‘win-win’ outcomes, where development contributes to all dimensions of sustainability. Paragraph 2.1.2 states that where economic development would cause environmental or social harm which cannot be fully mitigated, careful consideration of the economic benefits will be necessary. There will of course be occasions when social and environmental considerations will outweigh economic benefit. The decision in each case will depend on the specific circumstances and the planning authority’s priorities.
3.35 Paragraph 2.1.3 states that it is a central objective of the planning system to steer development to appropriate locations. Therefore, where a proposed development would cause unacceptable environmental or social harm, demand should be steered to an alternative location, unless the harm is outweighed by the additional benefit of development at the original site in question. Such alternative locations will not necessarily be in the same local authority area. The TAN does not override any environmental legislative requirements that may apply to a particular site. Paragraph 2.1.4 states that it is recognised that quantifying the economic impacts is not always straight forward. To assess these benefits and weigh them against any social or environmental damage that development may cause, local planning authorities should use a qualitative, criteria-based approach as set out below. Paragraph 2.1.5 states that where a planning authority is considering a site allocation or planning application that could cause harm to the environment or social cohesion, it should ask three questions in order to help clarity and balance the economic, social and environmental issues. These questions should be used to assist the normal planning decision making processes. In
TAN15

3.36 Technical Advice Note 15 “Development and Flood Risk” states that the general approach of PPW, supported by the TAN, is to advise caution in respect of new development in areas at high risk of flooding by setting out a precautionary framework to guide planning decisions. The overarching aim of the precautionary framework is to direct new development away from those areas which are at high risk of flooding. Where development has to be considered in high risk areas (zone C) only those developments which can be justified on the basis of the tests outlined in section 6 and section 7 are located within such areas. The operation of the precautionary framework is governed by a development advice map containing three zones (A, B and C with subdivision into C1 and C2). 
Development Management Manual
3.37 Paragraph 1.1.1 states that Development Management (DM) is a positive and proactive approach to shaping, considering, determining and delivering development proposals. It is led by the local planning authority (LPA), working collaboratively with those proposing developments and other stakeholders. It is undertaken in the spirit of partnership and inclusiveness, and supports the delivery of key priorities and outcomes.

Supplementary Planning Guidance Note
3.38 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 30 is concerned with design. 
4.0 APPRAISAL 
The Development 

4.1 This Planning Statement considers an application for the relocation of the existing vehicular access and extension to existing car park at Lindop Brothers, Toyota, Glan Llyn Road, Wrexham, LL11 4BA. The application is a resubmission of planning application P/2017/0874, which was previously withdrawn.
4.2 Lindop Toyota was established in 1973. It is a family owned company by a resident of Wrexham that has a Toyota franchise. The company does not just sell cars, it provides a full motor trade service. This includes buying the car, carrying out MOTS, servicing, fill body repairs and trading in. New cars are parked within the showroom, used cars are parked on the forecourt, demonstrators are parked within the customer parking area. Staff car parking is currently provided at the north western corner of the site. The site is very constrained and there is insufficient space to provide parking for all the customers and staff as well as for the outdoor display of cars. Please refer to the three aerial photographs contained within appendix KJP1. The proposed extension to the car park as well as the relocated access would assist with alleviating the current shortfall of car parking spaces and provide a safer layout. 

4.3 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

4.4 The site is located partly within the settlement limit for Bradley and partly within the open countryside and Green Barrier 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 PS2 states that Development must not materially detrimentally affect countryside, landscape/townscape character, open space, or the quality of the natural environment. 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.
4.5 Policy EC1 states that within Green Barriers, development will only be granted if it is for agriculture, forestry, essential facilities for outdoor sport and recreation, cemeteries and other uses of land which maintain the openness of the Green Barrier and do not conflict with the purpose of including land within it. Policy EC2 states that development on agricultural land of grades 1, 2 or 3a will only be permitted if it does not lead to the irreversible loss of that land. 
4.6 Paragraph 2.3 of PPW states that the planning system should create sustainable places which are attractive, sociable, accessible, active, secure, welcoming, healthy and friendly. Development proposals should create the conditions to bring people together, making them want to live, work and play in areas with a sense of place and well‑being, creating prosperity for all. Paragraph 2.5 states that the planning system is the key mechanism for delivering sustainable places. It provides a critical mechanism where opportunities for long term benefit and integrated decision making meet, allowing preventative and proactive solutions to be found.
4.7 Paragraph 2.21 states that planning authorities should ensure that social, economic, environmental and cultural benefits are considered in the decision-making process and assessed in accordance with the five ways of working to ensure a balanced assessment is carried out to implement the Well-being of Future Generations Act and the Sustainable Development Principle. Key factors in the assessment process include social considerations, economic considerations and environmental considerations. There may be occasions when one benefit of a development proposal or site allocation outweighs others, and in such cases robust evidence should be presented to support these decisions, whilst seeking to maximise contributions against all the well-being goals.
4.8 The Toyota garage is located within the settlement limit for Bradley. The existing vehicular access to site is gained from the B5425. The access is located in close proximity to the garage showroom and space for maneuvering vehicles at this point is restricted. It is therefore proposed to relocate the access to the south of the existing position to allow for greater circulation space and to improve highway safety. Subject to compliance with other design policies of the UDP, the part of the development comprising the relocation of the vehicular access is considered acceptable in principle.  
4.9 Paragraph 3.56 states that development in the countryside should be located within and adjoining those settlements where it can best be accommodated in terms of infrastructure, access, habitat and landscape conservation. Infilling or minor extensions to existing settlements may be acceptable, in particular where they meet a local need for affordable housing or it can be demonstrated that the proposal will increase local economic activity.
4.10 Paragraph 3.60 states that around towns and cities there may be a need to protect open land from development. This can be achieved through the identification of Green Belts and/or local designations, such as green wedges. Proposals for both Green Belts and green wedges must be soundly based and should only be employed where there is a demonstrable need to protect the urban form and alternative policy mechanisms, such as settlement boundaries, would not be sufficiently robust. The essential difference between them is that land within a Green Belt should be protected for a longer period than the relevant current development plan period, whereas green wedge policies should be reviewed as part of the development plan review process.
4.11 Paragraph 3.69 of PPW states that when considering applications for planning permission in Green Belts or green wedges, a presumption against inappropriate development will apply. Substantial weight should be attached to any harmful impact which a development would have on the purposes of Green Belt or green wedge designation. Policies should be devised to outline the circumstances when development would be permitted in these areas where the openness of the Green Belt or green wedge will still be maintained. Paragraph 3.70 states that inappropriate development should not be granted planning permission except in very exceptional circumstances where other considerations clearly outweigh the harm which such development would do to the Green Belt or green wedge.
4.12 Paragraph 3.71 states that the construction of new buildings in a Green Belt or green wedge is inappropriate development unless it is for the following purposes: justified rural enterprise needs; essential facilities for outdoor sport and outdoor recreation, cemeteries, and other uses of land which maintain the openness of the Green Belt or green wedge and which do not conflict with the purpose of including land within it; limited extension, alteration or replacement of existing dwellings; or small scale diversification within farm complexes where this is run as part of the farm business. 
4.13 PPW goes on to states that certain other forms of development may be appropriate in the Green Belt or green wedge provided they preserve its openness and do not conflict with the purposes of including land within it. These are: mineral extraction; renewable and low carbon energy generation; engineering operations; and local transport infrastructure. Other forms of development would be inappropriate development unless they maintain the openness of the Green Belt or green wedge and do not conflict with the purposes of the designation.

4.14 The area of land to be used to create the extension of the existing car park is part of a small field which lies immediately to the south of the car park. This land falls within the green barrier but abuts the settlement limit boundary. 
4.15 Planning Policy Wales refers to inappropriate development in green belts and green wedges and that it should not be granted planning permission except in very exceptional circumstances. The UDP does not designate green belts or green wedges but instead designates green barriers. These possess the same characteristics and purposes of formal green belts except in their long term permanency. The main purposes are to prevent coalescence, assist in safeguarding the countryside from encroachment, to protect the setting of urban areas and to assist in urban regeneration by encouraging the recycling of derelict and other urban land. 
4.16 It is accepted that the development would not comprise agriculture, forestry, essential facilities for outdoor sport and recreation or cemeteries. The key issues are whether the proposal to extend the car park would comprise other uses of land which maintain the openness of the green barrier and so does not conflict with the purpose of including land within it or whether there are very exceptional circumstances that exist to allow the development. The purpose of the green barrier in this location is to prevent the coalescence of Bradley and Gwersyllt. The development would not comprise a new building, simply the extension of the existing car park. The development would be of a small scale. The car park would extend into the field by approximately only 17 metres. The extension would amount to less than a 50% of the overall size of the field. The extension would be seen as part of the existing garage and the wider settlement of Bradley. The development would maintain the overall openness of the green barrier when viewed from surrounding land and the B5425. Existing mature landscaping screens the site. The car park extension would not undermine the purposes of the green barrier between Bradley and Gwersyllt and the development would not have any harmful effect upon the green barrier. As such the development is considered to be appropriate development in the green barrier and would comply with Policy EC1 of the adopted UDP and the advice contained within Planning Policy Wales. 
4.17 Should it be considered that the development does comprise inappropriate development in the green barrier, then it is argued that the development would comprise very special circumstances. 
4.18 Section 2 of Technical Advice Note 23 is concerned with weighing economic benefit. Paragraph 2.1.1 states that it should not be assumed that economic objectives are necessarily in conflict with social and environmental objectives. Often these different dimensions point in the same direction. Planning should positively and imaginatively seek such ‘win-win’ outcomes, where development contributes to all dimensions of sustainability. Paragraph 2.1.2 states that where economic development would cause environmental or social harm which cannot be fully mitigated, careful consideration of the economic benefits will be necessary.
4.19 Paragraph 2.1.3 states that it is a central objective of the planning system to steer development to appropriate locations. Therefore, where a proposed development would cause unacceptable environmental or social harm, demand should be steered to an alternative location, unless the harm is outweighed by the additional benefit of development at the original site in question. Paragraph 2.1.5 states that where a planning authority is considering a site allocation or planning application that could cause harm to the environment or social cohesion, it should ask three questions in order to help clarity and balance the economic, social and environmental issues. These questions should be used to assist the normal planning decision making processes. In all cases robust evidence should be provided to support these tests. The three tests are alternatives, jobs accommodated and special merit. 
4.20 Before applying the three tests, it is important to consider background information regarding Toyota. As referred to above, the company does not just sell cars, it provides a full motor trade service. This includes buying the car, carrying out MOTS, servicing, fill body repairs and trading in. Given the extensive range of services, Lindop Toyota employs a large number of staff at the site. This includes sales staff, service front of house, technicians, cleaner drivers, body shop staff, office staff, smart repairs staff and a cleaner. The total number currently stands at 34. . 
4.21 The existing site is severely constrained in terms of size. The internal floor space of existing buildings on the site amounts to approximately 1700 sqaure metres. As a result there is simply not enough space to accommodate the number of cars required to be parked at the site on a daily basis. This includes cars available for sale, staff car parking, MOT waiting bays and customer parking. The Planning Committee report for the previous application queries why the northern part of the site could not accommodate the parking provision required by the garage. The existing site plan JC/PD/00 shows the number of spaces available on site. The spaces to the north west of the site are occupied for staff parking and the spaces to the north east are occupied by cars for sale. However it should be noted that on a daily basis more cars are parked on site than the number of spaces provided. This is evident from the photographs contained within Appendix KJP2 and the aerial photographs in Appendix KJP1. The Council is aware that lack of parking is an issue for Toyota and this is highlighted in the letter dated 19th March 2020 to The Manager at Lindop Brothers. Please refer to Appendix KJP3.
4.22 Toyota customers have expressed concerns of the lack of customer parking and physical restrictions of the site. Please refer to the customer comments forms contained within Appendix KJP4. Nearly all of the comments received refer to the lack of parking on site. 
4.23 TAN23 states that some existing firms may not be able to grow unless they are allowed to expand on their existing site or close it. Toyota has seen an increased level in business generated at the site, which has led to the parking issues. The following provides details of business generated over the last few years: 

2019 new cars 325, used cars 497, retail service hours 5,427

2018 new cars 350, used cars 514, retail service hours 5,321

2017 new cars 342, used cars 509, retail service hours 5,640

 
2016 new cars 308, used cars 579, retail service hours 5,377

 
2015 new cars 276, used cars 461, retail service hours 5,244

 
2014 new cars 268, used cars 419, retail service hours 5,249

 
2013 new cars 279, used cars 462, retail service hours 5,272

 
2012 new cars 243, used cars 347, retail service hours 5,129

Retail service hours are those paid for by members of the public rather than warranty or Toyota’s own internal work.
4.24 The above figures provide a clear picture of how business has increased continually on a year on year basis at the site (with the exception of 2019). At the same time complaints from customers regarding the lack of the parking and congestion at the site has also increased.
4.25 Toyota are achieving well when compared against its competitors in the Wrexham area. The postcode competitor analysis confirms that for December 2019, total sales i.e. to all customers including fleet sales and self registrations for demonstrators that Toyota Wrexham is in 3rd place with Toyota being in 7th place nationally. It also shows that for sales to retail customers with Toyota Wrexham is 3rd while Toyota is 7th nationally. The figures indicate that Toyota Wrexham is now the third busiest dealership for sales to members of the public spending their own money in the Wrexham area. A copy of the report is contained within Appendix KJP5.
4.26 In order to accommodate a potential increase in car sales and to provide a better customer service, it is essential that the site is expanded to allow for further car parking and to ease congestion. Without the car park extension Toyota would have no option but to consider relocating the business away from Bradley and the wider Wrexham area. 
4.27 The first test refers to alternatives. Paragraph 2.1.6 of Tan23 states that if the land is not made available (the site is not allocated, or the application is refused), is it likely that the demand could be met on a site where development would cause less harm, and if so where?. Toyota has considered alternative sites in the wider Wrexham area. A comprehensive review has been undertaken of available sites within the vicinity. Searches were made using the Council’s own database as well as local and UK wide property consultants, such as Legat Owen, Wingetts, Masen Owen, B8 Real Estate, Sanderson Weatheral, Marshalls, Prospect Estates, Lambert Smith Hampton, Fisher German, Beresford Adams, Emanuel Oliver Ltd and Prime Location. A list of alternative sites is contained within Appendix KJP6. 
4.28 Whilst there is a wide variety of land and buildings available within and around Wrexham, unfortunately they are not suitable for Toyota. For instance some sites are too large such as the site at Vauxhall Industrial Estate, Ruabon, which is 4.24 hectares in size and comprises 3 interlocking industrial units of 37,000sq ft. The site at Ash Road North, Wrexham Industrial Estate, Wrexham, Wrexham, LL13 9JT is 2.26 hectares and comprises 4 interconnected warehouse / workshop units with 2-storey office building attached to the front of the site. The sites at 2 and 3 Clywedog Road North are 2.4 and 2.7 acres respectively. The site at Plot 1 is 2.38 hectares. The site at First Avenue, Wrexham Industrial Estate, Wrexham, LL13 9XR is an industrial unit of 54,000sq ft. However this comprises first floor internal ground space only. The units at 45, 46, 51 & 52, Wrexham Industrial Estate, Wrexham, LL13 9QS do not provide insufficient external space nor does the former Co-operative store. The site at Units A and B Rhosddu Industrial Estate, The Bridgeway Centre and Vauxhall Industrial Estate are too small for Toyotas requirements. The site at Chirk Park lies outside of any defined settlement limit and is a greenfield site. The sites referred to above are predominately existing industrial units, which would not be suitable for a cars sales showroom and many sites have limited car parking opportunities. As such they do not meet the specific requirements of Toyota. 
4.29 The second test refers to jobs accommodated and asks how many direct jobs will be based at the site. Paragraph 2.1.10 states that this provides an approximate measure of a development’s contribution to the wider economy. Economic growth is worthwhile wherever it is located, and in the interests of economic growth the planning system should generally aim to provide land where there is demand for it. There may be good reasons why jobs in some places are even more worthwhile than in other places. The third test deals with this.
4.30 In terms of employment, as referred to above, the site currently employs 34 staff. This represents an increase of 5 from 2017, when the previous application was considered. The contribution to the local economy cannot be underestimated. In the short term the purpose of the proposed development is to safeguard existing employment in what is a very challenging market. Toyota is not forecasting any significant increases in volume of car sales within the immediate short term. This is due to economic uncertainty of COVID and Brexit. Current estimated figures for 2020 are: new cars 330, used cars 428, retail service hours 5503. However, although  industry forecasts suggest a declining market for all UK new cars (I.e all car manufacturers), Toyota expects to capture a bigger share of the declining market and thus increase its market share overall. This is because of the Hybrid product range it offers and the very small proportion of diesel cars which Toyota sell. As such Toyota will have the advantage over other manufacturers. In 2019, 46% of new car cars sales sold by Toyota were hybrids. Indeed, Toyota continues to be far and away the biggest sellers of hybrid cars in the UK. Toyota expects to increase their national sales by 4.3 % in 2020 and a further 9.3% in 2021. A Budget Summary for 2020 is contained within Appendix KJP7. This report was prepared before COVID and the figures referred to above have been adjusted accordingly.
4.31 It is important to note that Toyota were the first manufacturer to introduce a Hybrid car, in 1997. Toyota sold the most Hybrid cars of any manufacturer, over 10 million worldwide up to December 2017. It also has the largest product range of Hybrid models. The range includes Yaris, Corolla, Prius, Rav and Camry. In 2021 100% of Corolla, CHR, RAV, Prius and Camry sales will be Hybrid, while the Yaris Hybrid will increased from 58% to 62 % of total Yaris sales. Toyota also plan to launch a new small car between the Aygo and the Yaris which will be entirely Hybrid. Once the market does pick up, Toyota expects a growth in sales which will cause significant problems for the congestion already experienced at the site. Toyota expects that the number of staff employed at the site will also increase although it is difficult to predict exact figures at this stage. 
4.32 In considering the question, how many direct jobs will be based at the site, the answer is that the development would secure the long term future of the existing workforce. As the market improves and with economic growth, Toyota expects to increase the number of staff based at the site. 
4.33 The third test of special merit. TAN23 asks would the development make any special contribution to policy objectives. In terms of special merit, consideration needs to be given to the impact upon the existing workforce if the business is forced to relocate to Queensferry. Indeed TAN23 refers to displacement. Paragraph 2.1.13 states that if jobs housed in new development displace jobs that are within or close to the disadvantaged areas, then there is no employment benefit to the community concerned. However the opposite is also true. By displacing existing jobs that are currently close to disadvantaged areas, this would result in an employment disbenefit to the communities concerned. 
4.34 Toyota Lindop is a very important large employer in the Wrexham area as the majority of staff are local to Wrexham. Details of the postcode where employees live are contained within Appendix KJP8. The application site is located within postcode LL11 4BA. Out of the 34 employees, 11 reside in LL11, including Gwersylt, New Broughton, Maesgwyn, Rhoddu, Bryn Teg, Llanfynydd, Brymbo and Pandy. 10 employees reside in LL12, including Rossett, Hope, Llay, Abermorddu, Caergwrle and, Hope. 4 employees reside in LL13, including Rhosddu, and Wrexham. 1 employee resides in Rhos, LL14, 1 employee resides in Glyn Ceiriog LL20. 1 employee resides in Penyffordd, CH4, 1 employee resides in Gwernymynydd CH7, 1 employee resides in Farndon CH3. 1 employee resides in Blacon, CH1. 2 employees reside in CH6, Bagillt and Flint. 1 employee resides in Tarporley, CW6. It can be seen from the above that at least 29 of the employees live within a 10 mile radius of the application site. 
4.35 A relocation of the business away from Wrexham would have a devastating impact upon local employment and would result in a significant loss of jobs. Given the specialist nature of the employment and the current status of the car industry in general, it is unlikely that the majority of employees would be successful in obtaining comparable jobs in the Wrexham area. In reviewing various employment websites, the only available positions at the current time in the Wrexham area are for a digital merchandiser and an apprentice at Volkswagen and a call centre aftersales representative for Demon Tweeks. 
4.36 It is considered that Toyota Lindop makes a special contribution to the economic policies of Wrexham County Borough Council. Paragraph 2.8 of the LPD states that though the Plan is principally concerned with land use development it also takes account of the demographic, social, and economic considerations which affect, and are affected by, its policies. The Plan's main theme is the improvement of every local resident's quality of life, regardless of gender, race, age, and any disability. Pockets of severe deprivation, long term unemployment, a lack of accessibility to jobs and education opportunities, a high level of criminality and delinquency, and particularly run down environments exist in Wrexham and some of the urban villages to the west. The plan through its land use and development strategy, reflects the Council's priorities to combat poverty and to promote social inclusion via community based initiatives as well as physical and economic regeneration projects. Paragraph 7.3 of the LDP states that the local economy faces a number of challenges including pockets of severe unemployment and deprivation, especially in the urban villages to the west of Wrexham. 
4.37 The 2011 Census provides a wide range of information, including economic. This information is split into wards. For Gwersyllt East and South the percentage of the population who were economically inactive was 27.1% and long term sick/disabled 16.3%. For Gwersyllt the percentage of the population who were economically inactive was 31.3% and long term sick/disabled 21.1%. For Gwersyllt West the percentage of the population who were economically inactive was 33.0% and long term sick/disabled 30.8%. For Gwersyllt North the percentage of the population who were economically inactive was 31.31% and long term sick/disabled 21.1%. For Llay the percentage of the population who were economically inactive was 33.1% and long term sick/disabled 16.2%. For Brymbo the percentage of the population who were economically inactive was 23.8% and long term sick/disabled 20.7%. For new Broughton the percentage of the population who were economically inactive was 25.9% and long term sick/disabled 18.5%. For Plas Madoc the percentage of the population who were economically inactive was 42.4% and long term sick/disabled 23.6%. For Penycae the percentage of the population who were economically inactive was 31.8% and long term sick/disabled 18.1%. For Rossett the percentage of the population who were economically inactive was 28.6% and long term sick/disabled 6.0%. It is clear the percentage of the population who were economically inactive or long term sick was generally higher in the villages to the west of Wrexham town, where a number of Toyota employees reside. These wards have traditionally suffered from deprivation. 
4.38 The Welsh Index of Multiple Deprivation (WIMD) is the Welsh Government’s official measure of relative deprivation for small areas in Wales. It identifies areas with the highest concentrations of several different types of deprivation. WIMD ranks all small areas in Wales from 1 (most deprived) to 1,909 (least deprived). It is a National Statistic produced by statisticians at the Welsh Government. Small areas are Census geographies called Lower-layer Super Output Areas (LSOAs). A review of the WIMD data has been undertaken for the areas of Wrexham where Toyota employees reside. The areas which are most deprived, when considering the overall ranking are Wynnstay 45 (out of 1909), Plas Madoc 99, Smithfield 3 163, Gwersyllt North 2 270, Gwersyllt West 1 332, Penycae 341, Llay 3 383, Gwenfro 465. At the other end of the scale areas that are less deprived include Rossett 1783, Gwersyllt East and South 2 1542 and Caergwrle 1073. 
4.39 When considering the income index, for many of the areas listed above, the levels of deprivation increase and ranking positions falls. For instance Plas Madoc has a ranking of 52, Gwersyllt North 2 297, Penycae 320, Gwnefro 381, New Broughton 547 and Gwersyllt East and South 2 1438. The loss of jobs from Toyota Wrexham would impact upon the disadvantaged communities and deny the opportunities for future employment at the site. 
4.40 Having regard to the above and in accordance with TAN23, it is considered that any small harm to this part of the green barrier, from the extension of the car park into the adjacent field, would be outweighed by the existing and future benefit of the development which would allow Toyota to remain at the original site. In simple terms, in weighing up economic benefit, the need to safeguard the existing business use and safeguard local jobs is paramount. As such the development would pass the three tests as set out in TAN23. In this case it is considered that very special circumstances exist to allow the development. 

4.41 As stated previously, the land to be used for the extension to the car park is an agricultural field. Policy EC2 states that development on agricultural land of grades 1, 2 or 3a will only be permitted if it does not lead to the irreversible loss of that land. It is understood that due to the topography and size of the site that the land is classified as grade 3b. The field is small and its sloping nature means it is not suitable for grazing or growing crops. It is sometimes used by the farmer as a corral for checking/treating livestock. As the car park extension would only involve part of the field, the remainder would still be available for use as a corral. As such the loss of part of the field would not have any detrimental impact upon the value of the land for agricultural purposes.
4.42 In the light of the above, it is considered that the development, comprising the relocation of the existing access and the extension of the existing car park is acceptable in principle due to the very special circumstances that exist. In the determination of the planning application, a number of other material considerations are relevant, these include visual amenity, residential amenity, highway safety and drainage and flood risk.  
Drainage
4.43 Policy GDP1 requires that all new development ensure that the development does not result in or is subject to flooding, soil erosion, landslides or contamination. Policy EC13 states that development which would result in an unacceptable adverse impact
on the water environment due to additional surface water run-off will not be permitted. The application is accompanied by a drainage report.   
4.44 The site is not within Zones C1, C2 or B of the Development Advice Map. Existing surface water drainage is to an existing 8.6m open watercourse which spans between two headwalls within the field and then enters, via a manhole, a culvert passing underneath the road. 
4.45 The issue of drainage and flood risk was raised during the consideration of the previous application. The report to the Planning Committee stated that insufficient information had been submitted with the application to demonstrate that any resultant surface water generated by the development would be disposed of accordingly. 

4.46 Detailed discussions have been undertaken between the applicant and the Council’s Flood Management Officer. As a result the applicant commissioned a Flood Consequences Assessment (FCA). 

4.47 The FCA has been prepared by Weetwood. The report confirms that the site is located within Zone A as shown on the DAM Map. The NRW historic flood database  indicates the site is not known to have previously flooded. However, information received from the LLFA indicates that blockage of the culvert inlet adjacent to the B5425 has previously occurred, causing water to weir onto the road.
4.48 A small unnamed watercourse is located at the southern section of the site. The watercourse is not well defined with little evidence of a channel upstream of the site during a site visit undertaken by Weetwood on 15 April 2019. However, a piped outlet carrying a small amount of flow was present within the site outfalling into a short section of open channel which appears to currently be used as a means of providing water for livestock. The watercourse becomes culverted underneath the B5425 before outfalling into an open channel to the east of the site, ultimately outfalling into the River Alyn.
4.49 In order to more accurately identify and assess the level of flood risk from the unnamed watercourse a 1D-2D ESTRY-TUFLOW hydraulic model has been developed by Weetwood. The baseline results indicate that flooding may be expected to occur at the southern part of the site adjacent to the watercourse for all modelled events. Sensitivity testing has been carried out for the 1:100+CC (20%) and 1:1,000 annual probability events including a 100% blockage of the B5425 culvert.
4.50 The Surface Water Flood Risk map indicates there is an area of ‘low’ to ‘high’ risk in the location of the proposed car park extension. Whilst surface water flood depths and velocities are available on the NRW website, it is considered that flood risk from surface water is linked with fluvial flood risk from the unnamed watercourse.  
4.51 The site is not at risk from flooding from reservoirs, canals or other artificial sources. It is also shown to be at low to moderate susceptibility to groundwater flooding. 
4.52 Proposed car park levels have been set at a minimum of 71.46 m AOD.
4.53 The Flood Storage Area (FSA) has been designed by lowering land within the wider ownership boundary to the south of the car park extension.

4.54 Proposed scenario modelling including the aforementioned mitigation measures has been completed for the 1:100 +CC (20%) and 1:1,000 annual probability events for the free flowing and blockage scenarios. The site is not expected to flood during the free flowing scenarios but would be expected to convey shallow floodwater during blockage scenarios. Due to the incorporation of the FSA to the south of the car park extension, the development is not expected to impact flood risk elsewhere.

4.55 Some shallow flooding of the B5425 may be expected during the blockage scenarios, due to water weiring over the road. Flood depths are shown to remain below 0.1 m. Irrespective, no flooding of the site entrance would be expected and therefore safe access and egress would be available to the north.
4.56 The FCA report has demonstrated that the proposed development may be completed in accordance with the requirements of planning policy subject to the following ; Car park levels to be set at a minimum of 71.46 m AOD, a compensatory flood storage scheme to be developed in accordance with the principles set down in this FCA should be submitted to and approved by the local planning authority prior to the commencement of development; suitable permeable fencing should be incorporated around the proposed development.
4.57 It is not considered that the development would have any detrimental impact upon drainage. The development would accord with Policies GDP1 and EC13 of the UDP. 
Visual amenity

4.58 Policy GDP1 requires that all new development ensure that the scale, design and layout accords with the character of the area. As stated above the application seeks permission for the relocation of the vehicular access and extension of the existing car park to the south of the site. The surface of the car park would be tarmac to match the existing. However the applicant would be happy to use grass matting as an alternative surface to tarmac. Typical specifications are contained within the appendix. Due to the changes in topography, a new retaining wall would be constructed. 
4.59 Concerns were expressed by Planning Officers regarding the previous application over the visual impact of the development. The Committee Report states that “the construction of retaining walls around the eastern, southern and western boundaries are considered to be hard, urbanising features and no information has been submitted to demonstrate the appearance and height of the walls required to provide the stability as part of the need to raise land levels”. The height of the retaining wall and finished car park level has been determined by the recommendations of the Flood Consequence Assessment. This recommends that the car park should be set a minimum of 71.46 m AOD. The application is supported by site sections which indicate the proposed levels. 
4.60 The site is currently well screened from the highway by mature landscaping (trees and hedgerows), particularly when viewed from the south. This is acknowledged by the Planning Officer in the Committee Report.  There are no proposals to remove this landscaping as part of the development. The southern boundary of the site is currently a retaining wall. Any limited views of the proposed new southern boundary from the south would not significantly change in that it would also be of a retaining wall. Nevertheless the scheme does provide soft landscaping to the car park edges. The retaining wall itself would be finished in stone. Please refer to the photographs within Appendix KJP2 and the Ecological Assessment.
4.61 The report states that “when viewed in context of the properties to the west of the application site, the existing southern boundary currently forms part of a natural rounding off of the southern boundary of Bradley Settlement Limit”. As stated above, views of the southern boundary are limited from south of the application site and the existing boundary is a retaining wall. Views from the properties to the west of the site would be limited by reason of the mature landscaping along the existing field and site boundaries. The field in which the car park extension would be constructed is currently physically and visually separated from the adjacent larger field. It is considered that the extension of the car park into the green barrier would not appear discordant having regard to the existing situation. The overall impact upon visual amenity is considered to be low. Please refer to the three 3d visuals within Appendix KJP9.   

4.62 Given the small scale nature of the proposals it is not considered that the development would have any detrimental impact upon the visual amenities of the site itself or the surrounding area. The proposal would accord with Policy GPD1 if the UDP.
Residential amenity

4.63 Policy GDP1 requires that all new development ensure the safety and amenity of the public and safeguard the environment. The car park extension would be at the southern edge of the site away from residential properties. Toyota is aware of the concerns of the local residents with regards to employees of Toyota parking on the nearby residential streets such as Beech Avenue and Glan Llyn Road. One of the purposes of the application proposal is to alleviate any such parking problems by providing additional parking at the site. Staff parking was previously provided at the Queens Head but due to development this option is no longer available. The proposals would not lead to any significant intensification of use of the overall site.
4.64 It is not considered that the development would have any detrimental impact upon the residential amenities of adjacent occupiers. This view was shared by Planning Officers in the consideration of the previous application. The development would accord with Policy GDP1 of the UDP.   
Highway safety
4.65 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. 
4.66 As stated previously, the existing vehicular access to the site is gained from the B5425. The access is located in close proximity to the garage showroom and space for manouvring vehicles at this point is restricted. This application seeks permission to relocate the access to the south of the existing position to allow for greater circulation space within the site. Visibility splays of 2.4 X 170m would be provided. TAN18 recommends that where the speed limit is 40 mph the SSD should be 120m. The proposed visibility therefore exceeds the recommended distance. In addition the application seeks permission for the extension to the car park to provide additional car parking spaces. These two proposals would improve highway safety both within and adjacent to the site. Highways Officers raised no objections to the proposed relocation of the site access in the consideration of the previous application. 
4.67 It is not considered that the development would have any detrimental impact upon highway safety. The development would accord with Policy GDP1 and T8 of the UDP.  

Ecology

4.68 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. Policy GPD1 states that all development should safeguard sites and areas of nature conservation and wildlife interest, and to provide new habitats where there is an unavoidable loss of existing habitats and areas of wildlife interest. 
4.69 An ecological report accompanies the application. The report had three principal aims: to provide an initial appraisal of the ecological value of the site and local ecological resource; to detail further surveys that may be required; and to identify potential development constraints relating to ecology and outline potential mitigation/ enhancement measures where possible.
4.70 The report states that the direct impacts associated with the proposal would be limited to the following habitats/ features: Improved grassland (including part of a soil mound); a short length of stream; a retaining wall and a small waste pile. The loss of these habitats/ features is not considered to be a significant adverse effect at a local level. The report does provide recommendations for protections of habitats/features during the construction phase. 
4.71 It is not considered that the development would have any detrimental impact upon biodiversity. The development would accord with Policy GDP1 and EC6 of the UDP.
5.0 CONCLUSION 
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5.2 It is therefore requested that planning permission be granted.  
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