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Statement of Case Introduction

1.0

1.1

1.2

1.3

1.4

1.5

1.6

INTRODUCTION

This Statement is submitted on behalf of Brymbo Developments Ltd (the ‘Appellants’) in
support of an appeal against the non-determination of an outline planning application by
Wrexham County Borough Council ("WCBC'), for a residential led mixed-use development
of land at the site of the Former Brymbo Steelworks, Brymbo (the ‘Appeal Site’). A Site
Boundary Plan is included at Appendix 1.

The description of development for the Appeal Scheme is as follows:

“Outline planning permission for up to 450 dwellings (Class C3 use),
provision of a primary school (2-form entry), small district centre
comprising up to 1,395sqm of Class Al Retail, up to 372sqm of Class
A3 Restaurant/Public House, up to 465sqm of Class D1 use, multi-
functional green infrastructure, including children’s play areas and
informal open space, surface water attenuation, vehicle accesses,
car parking, engineering works, public footpaths and hard and soft
landscaping, underground services, and all ancillary and enabling
works, with all matters reserved except for vehicular access from

Brymbo Road”.

The Appeal Scheme was submitted to the Council on 4t July 2019 and validated on 24t
July 20109.

The Appeal Scheme is accompanied by a comprehensive suite of technical reports in
accordance with the WCBC's planning application validation requirements. The Bat,

Badger and Breeding Bird surveys were subsequently submitted on 215t November 2019.

A full set of the original and amended Appeal Scheme documents are provided within

Sections A and B of the Core Documents.

The outline planning application followed the formal 28 day pre-application consultation
process that began on 1%t May 2019. This consultation process was as per the
requirements of the Town and Country Planning (Development Management Procedure)
(Wales) Order 2012. The Appellant has actively engaged in pre-application discussions
with WCBC in advance of the submission of the application. The proposals were also
presented at a public consultation exhibition where discussions with local members and

the community have helped inform evolution of the proposed development.
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1.7

1.8

1.9

1.10

1.11

1.12

1.13

An Environmental Impact Assessment ("EIA”) Screening Request was submitted to WCBC
on 4™ February 2019 and reflected the requirements of the Town and Country Planning
(Environmental Impact Assessment) (Wales) Regulations 2017. WCBC issued a Screening
Opinion on 26t March 2019, which confirmed that the proposed development would not
need to be the subject of an EIA (see Appendix 2 for a copy of the Screening Opinion).

Since submission of the planning application in July 2019 the Appellant has sought to
meet with the planning officer, however, multiple requests were refused. Two meetings
were held with David Williams, Planning Control Manager, in December 2019 and January
2020, however, no agreement was reached regarding the principle of development
(especially in regard to the area known as Ty Cerrig, which is located outside of, but
adjacent to, the settlement boundary). As shown on the plan appended at Appendix 3.

Additionally, the Appeal Site is being promoted through the plan making process for
Wrexham’s Local Development Plan. This included the Appellant being represented by
Barton Willmore and No5 Chambers at the Examination in Public (‘EiP’) hearing sessions.

Further detail on the EiP process will be provided at Section 4.0.

Discussions were held with several technical consultees during the planning application
process to overcome concerns outlined in their specific consultation responses. A copy

of the consultation responses are provided within Section C of the Core Documents.

On 19% March 2020, revised Land Use Plan (Core Documents B6, B7 and B8); an Access
Drawing (Core Documents B9) and a Great Crested Newt Framework Strategy (Core
Documents B10), were submitted. These amended plans were submitted in response to
consultation comments received from Natural Resource Wales (Core Document C3) and
WCBC’s Highways (Core Document C5). Unfortunately, due to Covid 19, WCBC were
unable to upload all documents to the website and to issue all re-consultations to the

relevant parties.

There is an outstanding holding objection from Welsh Government Highways (Core
Document €C6). A meeting was held with the Welsh Government Highways team in
November 2019 and a subsequent letter was sent in December 2019 requesting further
evidence to support their assumptions. This evidence is yet to be provided and is also

awaited by the Inspectors overseeing the Examination in Public process.

The latest extension of time was agreed as 4" November 2019 and Officers have not
requested a further extension of time to agree outstanding matters or to provide a

decision.
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1.14

1.15

1.16

1.17

1.18

1.19

This Statement sets out how our case for why this full planning application should be

approved.

The Appellant intends to agree a Statement of Common Ground with the Council. The
Appellant also intends to agree a set of draft planning conditions and Section 106
Agreement with the Council to be submitted to the Inspector prior to the beginning of
the Inquiry.

As set out in the enclosed Appeal Form, we consider an Inquiry is the most appropriate
procedure given the importance of this key regeneration scheme; the need to call expert
evidence and to cross examine the Council’s witness/es. Moreover, the Appeal is likely
to generate public interest and therefore an Inquiry can best allow for these third parties
to be heard.

Brymbo Lite

Unfortunately, the examination process and consideration of this planning application (for
the wider area) have been delayed and therefore Brymbo Development’s Ltd have taken
the decision to submit a further outline planning application for a reduced site area

(excluding Ty Cerrig). This is referred to as “"Brymbo Lite”.

This planning application is required without further delay to ensure the short-term
delivery of the key community benefits including the primary school; the Heritage Centre
(with £9m of secured Lottery funding); and the local centre. The pre-application
consultation began for Brymbo Lite began on 20t August 2020 and the outline planning
application will be submitted to the Council in September 2020.

The promotion of the wider site area will continue when the examination of the Local

Development Plan reopens (currently suspended until 315t August 2020).
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2.0

2.1

2.2

2.3

2.4

2.5

2.6

THE APPEAL SITE AND ITS SURROUNDINGS

This section provides details on the site’s location, surroundings and key physical

characteristics. A Site Boundary Plan is provided at Appendix 1.

Site Description

The Appeal Site occupies an area of former industrial land, which itself, is part of the
wider land holding associated with the Brymbo Steelworks, some of which has already
been redeveloped. The Appeal Site has been remediated and regraded, formed of two

distinct areas separated by a steeply sloping bank.

The uppermost area is known as Ty Cerrig, forming the western part of the Site. Ty
Cerrig previously operated as an open coal mine and has been returned to open fields
separated by hedgerows with a topography more characteristic of the local area. The
bank which separates the areas has been planted with woodland and has an extensive
network of footpaths running across it.

The eastern part of the Appeal Site has been regraded into a plateau separated from the
west by a steeply sloping bank. This lower plateau has significantly less vegetative cover

with a newly created road, Phoenix Drive, running through it north to south.
Site Context

A site context plan is included at Appendix 3 and shows the wider setting of the Appeal
Site. There are existing residential properties to the north, east and south, with the Site
sitting centrally in the settlement of Brymbo. To the north is the Brymbo Enterprise
Centre which is adjacent to the Heritage Centre. To the east are existing footpaths
running adjacent to the site and Kent Road (B5101), and to the west, there is agricultural
land as well as a substantial substation and a number of farmsteads.

Phoenix Drive splits the site north to south and forms the main route into Brymbo as well
as to Wrexham to the south east. Brymbo Developments Limited (‘BDL’) financed the
spine road between Brymbo and the Taylor Wimpey development themselves at a cost of
at least £2.5m. Brymbo Road is located on the southern boundary of Ty Cerrig and links

Brymbo with Bwlchgwyn to the west.
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2.7

2.8

2.9

2.10

=\ N #

Figure 1: .I'ma of he ex/st/' site — looking south
Site Background

The Appeal Site comprises the former Brymbo Steelworks, which was operational between
1796 and 1991. After which the works closed and the site, comprising circa 95 hectares
of despoiled and contaminated land, was purchased in 1992, with BDL assuming full
ownership in 2003.

There is one statutory designated site and 14 non-statutory designated sites within 2km
of the Site, the closest being Coedwig Fossil Brymbo Fossil Forest SSSI, designated for
geological value rather than nature conservation. Development proposals are located
entirely outside of the SSSI, however, there is positive intent to provide for their long-
term stewardship, which is being taken forward through working with the Community

Trust. The Site has attracted £9m of National Lottery Funding to date.

The project, now circa 21 years in development, has seen BDL provide significant
investment in realising large scale remediation (part with WDA Grant Aid, which is circa
£7m) and implementation of infrastructure. Residential and commercial planning
permissions have been established during this time, however, only a proportion of these
developments have been implemented.

The Appeal Site is listed under Policy EC16 of the Wrexham UDP as derelict land that will
be reclaimed and restored for beneficial use including housing, employment and amenity.
Although housing has come forward employment and amenity are yet to materialise.
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2.11

2.12

2.13

Figure 1 is a view of the site circa 2017, with the residential development and spine road
constructed. The undeveloped remediated areas where the commercial, employment and
school uses have previously been approved have yet to be progressed due to a
combination of the economic downturns of 2007/8 and 2012, and the lack of commercial

interest.

The east section of the Appeal Site is located within the settlement boundary as identified
in map 3 of the emerging Local Development Plan as an employment site. Additionally,
there was a planning permission for phase 1 of employment (P/2005/1484) approved on
6th March 2006. However, the site went to market and no demand was identified for this

type of development in this location and the consent was not implemented. This evidence

has been presented to WCBC through the plan making process.

Figure 2: Image showing the extent of the Steelworks operat/os in 1983 — looking north

Brymbo Developments Ltd subsequently focused on proposals to bring forward the
remainder of the remediated land for development and a number of masterplans have
been produced during this time. The commitment to bring forward a small district centre,
school and ensuring development is focused on the needs of the community of Brymbo
has been at the heart of the scheme from the outset. The current masterplan has been
fully informed by understanding the needs of the community combined with the

commercial market.
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The Appeal Site and its Surroundings

2.14

Planning History

The Appeal Site has had the following planning permissions previously established,

although not all permissions have been implemented.

P/2004/1153: Amendment to Condition no.3 of Planning Permission
P/2002/1171 relating to 1.2 hectares to be provided for a new school within
the new housing area — Approved 8th November 2004

P/2005/1484: Light industrial units (Phase 1) — Approved 6th March 2006

P/2005/1485: Outline application for residential development (northern
development area) — Approved 6th March 2006

P/2005/1486: Outline application for residential development — Refused 6th
December 2010

P/2005/1488: Outline for petrol filling station and retail facility, northern area
— Approved 6th March 2006

P/2005/1489: Commercial development phase 1 northern module — Approved
6th March 2006

P/2009/0939: Outline application for erection of supermarket and small retail
units and associated car parking — Refused 6th December 2010. Appeal
dismissed 29th November 2011

P/2010/0516: Reserved matters for north spine road — Approved 3rd August
2010

P/2012/0816: Outline application for erection of supermarket and small retail

units and associated car parking — Approved 11th July 2014

P/2017/0105: Outline application for the erection of new primary school -
Approved 21st March 2017
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3.0

3.1

3.2

3.3

3.4

3.5

3.6

THE APPEAL PROPOSALS

The Appeal Scheme was submitted to the Council on 4t July 2019 and validated on 24t
July 2019.

The description of development for the Appeal Scheme is as follows:

“Outline planning permission for up to 450 dwellings (Class C3 use),
provision of a primary school (2-form entry), small district centre
comprising up to 1,395sqm of Class Al Retail, up to 372sqm of Class
A3 Restaurant/Public House, up to 465sqm of Class D1 use, multi-
functional green infrastructure, including children’s play areas and
informal open space, surface water attenuation, vehicle accesses,
car parking, engineering works, public footpaths and hard and soft
landscaping, underground services, and all ancillary and enabling
works, with all matters reserved except for vehicular access from

Brymbo Road”.

The Appeal Scheme is in outline form and therefore seeks planning permission for the
principle of the proposed development, with all matters reserved except access. Matters
reserved for future approval are Landscaping, Layout, Scale and Appearance.

Pre-Application Advice

The Appellant has actively engaged in pre-application discussions with WCBC in advance
of the submission of the planning application. Pre-application advice was provided by
WCBC on 15t February 2018 (See Appendix 4).

An Environmental Impact Assessment ("EIA”) Screening Request was submitted to WCBC
on 4t February 2019 and reflected the requirements of the Town and Country Planning
(Environmental Impact Assessment) (Wales) Regulations 2017. WCBC issued a Screening
Opinion on 26t March 2019, which confirmed that the proposed development would not

need to be the subject of an EIA (see Appendix 2 for a copy of the Screening Opinion).

The Appellants then undertook the formal pre-application consultation process on 15t May
2019. This process was as per the requirements of the Town and Country Planning

(Development Management Procedure) (Wales) Order 2012. During the Appellants
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3.7

3.8

3.9

3.10

3.11

3.12

process we held another meeting with the Planning Officer on 10t May 2019 to discuss

the proposals prior to formal submission.

Public Consultation

The proposals were presented at a public consultation exhibition on 25t September 2018,
where local members and the community were invited to discuss the scheme with the
technical project team and to provide views that have helped inform evolution of the
proposed development. Subsequent to the public consultation exhibition the public were
also invited to make further comments through the formal pre-application consultation

process.

BDL have also held regular meetings with the local councillors and the Brymbo Community
Council and have actively sought feedback and made amendments where appropriate.
This is documented in the Pre-Application Consultation Report but has also continued

post-submission.

Appeal Scheme

The Appeal Scheme is supported by a masterplan (Core Document A18) and land use
plans (Core Documents B6, B7 and B8) that demonstrate the maximum parameters of
the development. The Indicative Masterplan has been fully informed by establishing the
needs of the community as well as the commercial market and developing a ‘placemaking’

led approach that meets those needs.

The Design and Access Statement (‘DAS’) (Core Document A4) provides greater detail
and an explanation of the desigh process and development parameters based on the
opportunities and constraints presented by the site and its surroundings. The Design and
Access Statement illustrates how the proposal is likely to develop at the detailed stage

whilst meeting the parameters set by the Land Use Plan.

The following provides a summary of the proposed development:

The Land Use Plan (drawing number: RG-M-05M) (Core Documents B6, B7 and BS8)
proposes areas for a school, health centre, pub/restaurant, retail and residential. The

maximum parameters applied are broken down as follows:

e Residential dwellings (up to 450);
e A food store (up to 930sgm);
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3.13

3.14

3.15

3.16

3.17

3.18

3.19

e Retail (up to 465sqm);
e Public House/Restaurant (up to 372sgm);
e Healthcare or other non-residential D1 use (up to 465sqm); and

e 2FE Primary School.

An illustrative masterplan (drawing number: RG-M-14A) (Core Document A18) is provided
in support of the Appeal Scheme which demonstrates how the development might be

eventually developed out within the maximum parameters.

Following receipt of consultation responses from the statutory consultees, a Great Crested
Newt Framework Strategy, amended land use plans and revised Access Drawing were
submitted on 19th March 2020. These amended plans were submitted in response to
consultation comments received from Natural Resource Wales (Core Document C3) and
WCBC's Highways (Core Document C5).

Means of Access

The Transport Assessment by Phil Jones Associates (Core Document A8) outlines the
strategy for accessing development and includes detail on pedestrian and cycle access,
public transport access, vehicular access, parking and access around and through the

local centre.

Sustainable methods of access to and from the site have been at the forefront of the
design process. The development infrastructure will accommodate pedestrians and
cyclists. The design will ensure good connectivity between and permeability through the
various development parcels and minimise conflicts with vehicular traffic. It will be

ensured that the infrastructure for non-motorised users links well to the existing network.

Footway provision, with street lighting, is already in place along Phoenix Drive which links
to the existing wider pedestrian network. The existing public rights of way passing
adjacent to the Application Site will be maintained and enhanced, where appropriate.

Due to the local topography, there are level differences between the Ty Cerrig area of
the Application Site and the rest of the development. A design/place led stepped access,

as well as a ramped access, will provide the most direct access between the two.

Secure and convenient to use cycle parking will be provided in line with minimum

standards contained in Local Planning Policy Guidance Note 16 (WCBC).
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3.20

3.21

3.22

3.23

3.24

3.25

Vehicular access to the proposed development will be facilitated by multiple access
junctions:
e A new priority-controlled junction formed with Brymbo Road providing access
to the Ty Cerrig area of the Site; and

e Various junctions formed with Phoenix Drive (stubs are already constructed).

The internal road layout and car parking areas are reserved for future approval.

The Appeal Scheme is also accompanied by an Outline Travel Plan (Core Document A9)
which provides detail on how the proposed development will assist with reducing reliance
on the car, promoting the use of alternative means of more sustainable and

environmentally friendly travel and reducing emissions.

Open Space

The proposed development includes 14.45 hectares of open space (which is 44.3% of the

total site area).

As well as green infrastructure and walking/cycling links providing key routes for
sustainable travel, they also provide routes and spaces to encourage active and healthy
lifestyles and choices within the community.

There is also opportunity for the open space to be used for social activities.
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4.0

4.1

4.2

4.3

4.4

4.5

PLANNING POLICY

Section 38(6) of the Planning and Compulsory Purchase Act (2004), and Paragraph 1.2.1
of Planning Policy Wales 10 ("PPW10"), requires that the determination of the Application
must be made in accordance with the Development Plan, unless material considerations

indicate otherwise.

Local Policy

The Development Plan comprises the Wrexham Unitary Development Plan (*UDP’) which
was adopted in 2005 and covers the Plan period from 1996 — 2011.

The UDP is, however, largely out-of-date on the basis that it was only ever intended to
guide development over a period up to 2011.

Paragraph 1.21 of PPW10 states that “up-to-date development plans are the basis of the
planning system and set the context for rational and consistent decision making”. As the
UDP is time expired, reduced weight that can be given to the adopted UDP in decision

making.

The following policies within the adopted UDP are considered to be relevant:

e Policy PS1 — Settlement boundaries;

e Policy PS2 — Development impact;

e Policy PS3 — Land use;

e Policy PS4 — Settlement patterns;

e Policy PS8 — Transport;

e Policy PS11 - Biodiversity;

e Policy GDP1 — Development Objectives;

e Policy EC2 — Agricultural Land;

e Policy EC4 — Hedgerows, trees and woodland;
e Policy EC6 — Biodiversity Conservation;

e Policy EC12 — Development and Flood Risk;
e Policy EC13 — Surface Water Run-off;

e Policy EC16 — Derelict Land;

e Policy H1 — Housing Allocations;

e Policy H7 — Affordable Housing; and

e Policy CLF5 — Open space requirements from new developments.
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4.6

4.7

4.8

4.9

4.10

4.11

Other Material Considerations

There are a number of material considerations relevant to the Application as set out
below.

Emerging Local Development Plan

WCBC is currently preparing a new Local Development Plan (*emerging LDP") to replace
the time expired UDP. The document is at a relatively advanced stage and has been
submitted for Examination following approval by Members in November 2018. Hearings
took place in September and October 2019, with further hearings in February and March
2020.

The further hearing regarding Matter 3 Housing Provision took place in March 2020 and
the Appellants hearing statement is at Appendix 5. This session covered outstanding
concerns including housing requirement, housing supply and delivery, the housing site
selection process and specifically the Former Brymbo Steelworks site (the Appeal Site).
The Inspectors have concerns regarding the Appeal Site’s lack of identification as a
candidate site, the lack of assessment of the wider area, the potential for strategic, site-
specific policy for the wider site and consistency of the current approach with the strategic
objectives. The agenda for the further hearing regarding Matter 3 is at Appendix 6.
Following the session, there are a number of outstanding actions for WCBC following the
hearing including an update to the housing requirement, providing a statement on Welsh
Government’s position on Junction 4 and to agreeing wording for a regeneration policy
for the Former Brymbo Steelworks. The Inspectors have confirmed they do not intend to
provide any interim conclusions for Matter 3, for at least for the time being.

As well as outstanding concerns regarding Housing Provision, the Inspectors remain
concerned in respect of the Gypsy and Traveller site selection process. As per the
Inspectors most recent letter dated 7t" May 2020 (see Appendix 7), the Inspectors have
paused the examination until 315t August 2020 and anticipate that the Inspectors’ Report
will be submitted to WCBC for Fact Check no later than 315t December 2020.

Subsequently, it is the Appellant’s position that the emerging LDP will not be adopted this
year and only limited weight can be attributed to the emerging LDP at this time.

Local Planning Guidance

Local Planning Guidance considered to be relevant to the Appeal Scheme includes:
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e Landscaping and Development;

e Public Open Spaces on New Housing Developments;

e Parking Standards;

e Trees and Development;

e Designing out crime;

e Developer contributions to schools;

e Affordable housing;

e Design. A guide for developers and architects when designing residential
development; and

e The Welsh language and Welsh communities.
Planning Policy Wales 10 (‘PPW 10’) (2018)

4.12 We will set out the Appeal Scheme’s compliance with PPW 10, including the following

chapters:

e Chapter 1;
e Chapter 3;
e Chapter 4; and
e Chapter 6.

Technical Advice Notes (‘TAN’s)

4.13 A number of Technical Advice Notes ("TAN") are of relevance to the Appeal Scheme.

e Technical Advice Note (TAN 2) — planning and Affordable Housing;

e Technical Advice Note (TAN 4) — Retail and Commercial Development;

e Technical Advice Note (TAN 12) — Design;

e Technical Advice Note (TAN 15) — Development and Flood Risk;

e Technical Advice Note (TAN 16) — Sport, Recreation and Open Space;

e Technical Advice Note (TAN 18) — Transport;

e Technical Advice Note 20 (TAN 20) - Planning and the Welsh Language
(October 2013) and (January 2016); and

e Technical Advice Note 24 (TAN 24) — The Historic Environment.

Well-being of Future Generations (Wales) Act 2015

4.14 The Well-being of Future Generations (Wales) Act 2015 places a duty on public bodies to
carry out sustainable development. This is not a new concept however the concept of

sustainable development is expanded under the Well-being Act and requires any

27968/A5/P9/1S/KV/bc Page 14 September 2020



Statement of Case Planning Policy

improvement in all four aspects of well-being: social, economic, environmental and

cultural.

4.15 This Act was a catalyst for the latest update to PPW and has heavily informed the
principles of PPW10.
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5.0

5.1

5.2

5.3

5.4

5.5

5.6

5.7

5.8

APPELLANTS CASE

Evidence will be provided regarding the principle of development of the Appeal Scheme
and in respect of alleged impacts referred to through discussions with Officers and in the

relevant consultation responses.

The Principle of Development

PPW10 has been imperative to the evolution of the proposed development. The proposed
scheme is based on the concept of placemaking and incorporates key benefits that are
considered to improve the economic, social, environmental and cultural well-being of

Wales.

Economic

The Appellant will provide evidence in regard to the economic benefits of the Appeal
Scheme.

The Appeal Scheme would provide up to 450 new homes, construction jobs and a number
of permanent full-time and part-time jobs within the District Centre, which would contribute
to long term expenditure in the economy.

The Retail Need and Impact Assessment, produced by Savills (Core Document A15),
concludes that the Appeal Site would be a suitable location for a small district centre.

It is also clear from discussions at the public consultation event that the community of
Brymbo support the provision of a school, a medical centre or other D1 non-residential
use, a restaurant/pub and various retail units that are incorporated within the masterplan.
The residential development within the small district centre also supports natural

surveillance and provides the opportunity of additional footfall activity and movement.

This residential element of the proposal provides up to 450 dwellings, which is a critical
mass to support a viable and sustainable small district centre. The Appeal Scheme will
also provide a number of economic benefits including job creation both in the construction
phase and long term within the small district centre. As well as increased expenditure
from the new population and an increase of the number of homes and businesses paying

council tax.

The economic benefits of the Appeal Scheme should be given significant weight within the

planning balance.
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5.9

5.10

5.11

5.12

5.13

5.14

5.15

Social

The Appellant will provide evidence regarding the social benefits of the Appeal Scheme.

The Appeal Scheme includes provision of a small district centre and up to 450 dwellings
that will provide a new centre and the required connectivity to bring together the existing
upper and lower parts of Brymbo. This will provide a range of services and facilities on
the doorstep, as well as employment opportunities, that can be accessed through

sustainable travel such as cycling and walking.

450 dwellings will be provided as part of the proposals. As outlined above, WCBC are
unable to meet their housing requirement, therefore, 450 market and affordable homes
will provide necessary housing to local people in both regards at a location that does not
require green wedge designated land.

The Appeal Scheme includes 14.45 hectares of open space, which is 44.3% of the site
area. This is well above the threshold of 0.4 hectares per 50 dwelling, which would equate
to a minimum level of 3.6 hectares. This open space also provides key infrastructure links
and there were many suggestions made by the community on how this space could be best
utilised. The proposed development is considered to be in complete accordance with CLF5
of the UDP.

As well as green infrastructure and walking/cycling links providing key routes for
sustainable travel, they also provide routes and spaces to encourage active and healthy
lifestyles and choices within the community. There is also opportunity for the open space
to be used for social activities.

The Appeal Scheme completes the existing gap between ‘upper and lower’ Brymbo which
is only currently linked by Phoenix Drive. It is visually apparent that this is not only a gap
but is an oven ready regraded and remediated site with existing infrastructure that is ready
to accommodate development. This will improve the cohesivity of the settlement and
provide a main point of interest and sense of place that will encourage the community to

come together.

The social benefits of the Appeal Scheme should be given significant weight within the

planning balance.
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5.16

5.17

5.18

5.19

5.20

5.21

Environmental

The Appellant will provide evidence regarding the environmental benefits of the Appeal

Scheme.

Heritage

There are a number of designated and non-designated including the scheduled Offa’s Dyke,
the Fossil Forest SSSI, Brymbo Ironworks and listed Agent’s House. The Heritage
Statement (Core Document A13) demonstrates that any harm would be of a low level and
that the statutory tests set out in the 1990 Act have been met.

The assessment concludes that the proposals are considered to result in a low level of
harm to the significance of the scheduled Offa’s Dyke, Brymbo Ironworks and listed Agent’s
House, by impacting on their respective settings. The potential scale of impact has been
significantly mitigated through design features that can be secured by condition and at the
reserved matters stage. This report has demonstrated that any harm would be of a low
level and that the statutory tests set out in the 1990 Act have been met. The proposals
are therefore considered to be in accordance with TAN 24 and PPW10.

The Applicant also has an ongoing relationship with the local councillors and Brymbo
Community Council and are fully supportive of their work and ambitions regarding funding
and future projects.

Landscape

A Landscape and Visual Impact Assessment (*LVIA”) (Core Document A12), concludes that
the proposed development would introduce a new, residential led, mixed-use
neighbourhood on an area of post-industrial land, part restored and part derelict. It would
tie together existing detached communities and provide positive enhancements to adjacent
cultural heritage features, creating a strong sense of place for a landscape scarred by the
closure of industrial activities, and it would reinforce local character through sensitive

design based on a thorough understanding of context.

At Ty Cerrig, the Appeal Scheme has potential to lead to the loss of some characteristic
landscape features including open fields and limited existing vegetation, however these
impacts would be perceived in the context of a landscape strongly influenced by built form
including electricity transmission infrastructure and housing on adjacent elevated landform

in Mount Zion. Furthermore, the adverse impact on receptors is reduced by the extensive
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5.22

5.23

5.24

5.25

5.26

5.27

and considered use of strategic open space and structural planting, the distribution and
height of proposed built form, the extensive planting of new canopy trees, including native
species, and the enhanced management of existing and proposed landscape features as

set out in the Landscape and Biodiversity Management Strategy.

It is therefore concluded that the proposed development can be accommodated within the
Application Site without undue adverse effects on landscape character and visual amenity
as per the requirements of Policy PS2 of the UDP.

Flood Risk

A Flood Consequences Assessment (Core Document A10) states that the majority of the
Application Site is located within Zone A, with a small section of the eastern area is shown

to be located within Zone B.

In Figure 2 of TAN15, residential developments and public buildings are categorised as
‘Highly vulnerable’ developments. Commercial and retail developments are categorised as
‘Less vulnerable’ developments. As the proposed development will be located within Zone
A and Zone B, the Justification Test, which aims to direct new developments away from
land within Zone C, is considered to be passed.

Surface water flood risk mapping shows that the majority of the site is at a Very Low risk
of surface water flooding. The mapping shows, based on topography, that there is a
potential pathway in the northern part of the site for surface water flows crossing the site
in an eastwards direction from higher ground to the west of the site. If flows entering the
site via this pathway are not impeded or diverted, the risk of flooding is considered to be

Low. Overall, it is considered that the site is suitable for the type of development proposed.

The proposed development is therefore considered to be in accordance with Policies EC12
and EC13 of the UDP.

Green Wedge

Ty Cerrig is located outside of the settlement boundary. Brymbo is well detached from
other settlements to the west. However, there is a green wedge allocation to the east to
prevent coalescence between Brymbo and Broughton. As the plan making process is
ongoing and green wedge allocations have been recently reviewed it is considered a
purposeful decision by WCBC, to have not allocated the land to the western boundary of
Brymbo as green wedge. This is likely to be due to the existing gap between Brymbo and
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5.28

5.29

5.30

5.31

settlements to the west (Coedpoeth and Bwlchgwyn) and that growth in this direction
would not cause coalescence. In addition, the development of Ty Cerrig is a further reclaim
of previous industrial land which otherwise would be unnecessarily displaced in the green

wedge or sites with no basic infrastructure.

Trees

There are no veteran trees on and immediately adjacent to the Site. Trees to be removed
include one individual tree (T17) and one partial group (G19) which are graded as ‘B’ class
trees, with all other trees to removed graded as 'C’ quality. The retained trees and
hedgerows on and immediately adjacent to the Site will be protected with tree protection
fencing. The proposed development is therefore considered to accord with Policy EC4 of
the UDP.

Agricultural Land Classification

The lower area of the site is previously developed land which has been remediated to a
level suitable for residential use. Ty-Cerrig consists of predominantly grade 3a classified

land as well as some smaller areas of grade 4 classified land.

PPW10 defines agricultural land of grades 1, 2 and 3a as the best and most versatile land
and states that this should be conserved as a finite resource for the future. Paragraph
3.55 goes on to say that “if land in grades 1, 2 and 3a does need to be developed, and
there is a choice between sites of different grades, development should be directed to land
of the lowest grade”. This land is grade 3a classified land and therefore the loss is less
harmful than grades 1 and 2. It is should be noted that although Policy EC2 of the UDP
limits development on agricultural land of grades 1, 2 and 3a, the UDP also refers to the
Appeal Site as ‘Derelict Land’ within Policy EC16 of the UDP which is to be remediated and
restored for amenity, employment and housing. As discussed as paragraph 2.5, Ty Cerrig
was previously used as an open cast mine and therefore has an industrial past, and the
development of this Site should therefore be prioritised those over that have not been

previously worked.

Ecology

The Preliminary Ecological Appraisal ("PEA”) (Core Document A14) outlines that there is
one statutory designated site and 14 non-statutory designated sites within 2km of the Site,
the closest being Coedwig Fossil Brymbo Fossil Forest SSSI, designated for geological value
rather than nature conservation. Development proposals are located entirely outside of
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5.32

5.33

5.34

5.35

5.36

the SSSI and will not impact upon the geological features for which the SSSI is designated.
The other non-statutory designated sites are considered too distant and/or lacking

ecological connectivity for proposals on the Site to impact upon them.

A comprehensive badger survey was undertaken by Wardell Armstrong in March 2019 and
is submitted as part of the outline planning application. This survey concluded that there
was no badger activity within the Application Site. However, it is recommended that a pre-
construction check for badgers is carried out prior to commencement of the development.
Additionally, in order to ensure that transient badgers utilising the Site for commuting are
not impacted by Site works precautionary measures will be undertaken.

A Breeding Bird Survey was submitted in November 2019 and recorded the presence of 47
species within the survey area, of which there were 17 species of conservation concern.
In accordance with the criteria provided by Fuller (1980); the Site is considered to support
a breeding bird assemblage important at a Local scale, based upon the total number (i.e.
47) of species recorded. Therefore, the Site is considered of Local value for breeding
birds, and breeding birds should be accounted for accordingly within the masterplan and
development scheme for the Site, particularly those associated with the arable ley fields,
bare ground with short ephemeral/perennial vegetation, woodland and hedgerows.
Mitigation and enhancement measures for breeding birds are recommended in the Breeding
Bird Survey. These mitigation measures would provide and retain breeding opportunities
for species specified in Section 7 of the Breeding Bird Survey and Birds of Conservation
Concern post development and maintain the local value of the area for breeding birds.

A Bat Survey was submitted in November 2019 and concluded that “with the retention of
the majority of linear habitat features currently present on the Site, and the provision of
mitigation measures in the form of native planting, sensitive lighting and new areas of
public open space, it is considered that the development will not deleteriously affect the
conservation status of local bat populations. Indeed, with the replacement of intensively
managed grassland with residential development incorporating gardens, large areas of
semi-natural open space and landscaping, it is considered that the proposed development

would provide enhanced habitat for local bat populations.

A Great Crested Newt ("GCN”) Framework Strategy was submitted in March 2020 and
provides the basis going forward to allow more detailed decisions and plans to be made
and agreed to ensure GCN remain at a favourable conservation status, alongside current

and future development proposals for the Former Brymbo Steelworks area.

The environmental benefits of the Appeal Scheme should be given significant weight within
the planning balance.
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5.38

5.39

5.40

5.41

5.42

Cultural

Welsh Language

The Appeal Site is not located within a Welsh Language sensitive ward, as defined in the
Council’'s Guidance Note or within the emerging LDP Policy WL1. Nevertheless, the
principles of Welsh Language have been used in terms of informed ‘best practice’. This
has demonstrated that there is an opportunity for the development to have an overall
positive impact on the community characteristics of existing Welsh speakers overall. The
proposals are sustainably located, provide a small district centre as well as a range and
choice of housing to meet a diversity of local needs and achieve age structure balance,

and incorporate a proportion of affordable housing.

There are a nhumber of mitigation measures to be incorporated including bi-lingual street
names and signage, local advertisement/marketing of the properties, preparation and
submission of a Construction Method Statement and detailed lighting design to be provided
at appropriate point to contribute towards community safety. The Welsh Language and
Impact Statement (Core Document A16) provides further detail in this regard.

The acceptable and appropriate use of the Appeal Site should be given significant weight
within the planning balance.

Contribution to Housing Supply

The Appellant will provide evidence regarding WCBC's current housing supply position as
well as the future supply required to meet the housing requirement outlined in the
emerging LDF.

The development of the Appeal Site will not only strengthen the role of Brymbo as a
sustainable settlement but also contribute to the housing requirement in Wrexham county
Borough Council ("WCBC"). WCBC also have a time expired plan that is not up-to-date as
per the requirement of PPW10 (it was only ever intended to guide development over a
period up to 2011).

Going forward, the emerging Wrexham Development Plan outlines that 2,145 of the 8,525
new homes to be provided within the period 2013-2028 will be achieved through small and
large windfall sites. We will provide evidence on the appropriateness of the level of windfall
relied on to meet the housing requirement. We will also provide evidence on the
significance of up to 450 homes being secured as part of the supply.

27968/A5/P9/1S/KV/bc Page 22 September 2020



Statement of Case Appellants Case

5.43

5.44

5.45

5.46

5.47

5.48

The proposals would provide a maximum of an additional 450 homes to the housing supply,
on a part brownfield site, and this should be given significant weight within the planning

balance.
Affordable Housing

The Appeal Scheme will provide a policy compliant level of affordable housing and will help
to increase the range, type and tenure of dwellings available within the locality and to

contribute to the creation of a mixed and balanced community.

The policy compliant provision of affordable housing should be given significant weight in

the planning balance.
Highways

Welsh Government provided their response on 215t October 2019 (Core Document C6).
The response states that the additional traffic flow from the proposed development would
adversely affect the safe operation of the A483 Junction 4 and that no proposals have been
submitted to address this issue. It goes on to outline that there are Welsh Government
proposals actively being developed in co-operation with WCBC to improve the capacity of
the A483 junctions 3 to 6 and that it will be necessary for BDL to enter into preliminary
discussion with both Welsh Government and WCBC in determining the impact of the
proposed development. It should be noted that BDL had been attempting to contact and
meet with Welsh Government since January 2019.

Following receipt of the Welsh Government response a meeting was held on 20" November
2019. This meeting was attended by James Cannon (BDL), Chris Stack (PBA), Jodi Stokes
(Barton Willmore), Matthew Phillips (WCBC Policy Officer), Jason Ingram (Welsh
Government) and David Robinson (Welsh Government). During the meeting, Welsh
Government and WCBC outlined they were expecting to be able to share the ongoing
modelling work by December 2019. This modelling work is not yet publicly available and

has not yet been provided to the EiP Inspectors.

We will provide evidence that will set out that the Appeal Scheme would not adversely
affect the safe operation of the junction. The Appeal Scheme also incorporates a mix of
uses and is therefore able to self-contain trips. Analysis of predicted queues demonstrates
that queues on the slip roads are not anticipated to extend back to the mainline and can
be contained wholly within the extent of the existing slip roads, in fact additional queues
on the slip roads are minimal with most traffic routing into and out of Wrexham on the
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5.50

5.51

5.52

5.53

A525. Whilst queues are predicted to extend on the A525 approaches, this will not impact

on the safe operation of Junction 4 or impede the flow of traffic on the A483.

It is important to note that during the March hearing sessions for the LDP examination,
both BDL and Redrow Homes made representations and provided evidence to support their
conclusions regarding the safe operation of junction 4 of the A483. To date, no evidence
has been provided by Welsh Government to support their representations and BDL have
made representations to the Inspectors on the impact this evidence might have on the

soundness of the LDP.
Drainage

We received a response from Wrexham’s Flood Management Officer on 15t August 2019
(Core Document C7). This requires that prior to determination it must be clearly
demonstrated that a SuDs scheme (compliant with Welsh standard) can be delivered. The
Officer is of the view that the submitted Flood Consequences Assessment and Drainage
Strategy does not fully consider the now Statutory SUDs Standards and underpinning
design principles and is unlikely to achieve support or approval by the SuDs approval body.

Since this comment has been received there have been discussions between John
Thompson (BDL), John Gibson (Wardell Armstrong) and Neil Taunt (Wrexham Flood
Management Officer). A site visit and meeting took place on 24™ October 2019. Following
the site visit a more detailed topography survey was instructed to demonstrate the actual
flood route. A topography survey was submitted to Neil Taunt on 24th February 2020,

however agreement on the matter is yet to be agreed.

We will provide evidence to demonstrate that a SuDs scheme (compliant with the Welsh

standard) can be delivered.

In conclusion, we will set out that the sustainability credentials and benefits of the Appeal
Scheme, and that the Appeal Scheme should be allowed.
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6.0 THIRD PARTY COMMENTS

6.1 WCBC unfortunately do not provide electronic copies of comments made by residents. We
reviewed the hard copies of neighbour comments in October 2019. There is a single
objection to the proposed development which relates to the provision on any further
housing in advance of the local centre proposals. This is therefore not an objection to the
principle of the scheme.

6.2 Where third party comments are provided in relation to the Appeal, we will provide

responses to these comments as part of our Proof of Evidence.
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7.0 SECTION 106 AGREEMENT AND PLANNING CONDITIONS

7.1 It is the Appellants intention to agree a draft Section 106 Agreement and draft list of

planning conditions in advance of the Inquiry.
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8.0 CONCLUSION

8.1

8.2

8.3

The Appeal Site comprises circa 95 hectares of brownfield land and land that has previously
been worked as part of the Former Brymbo Steelworks. Whilst the plateau area of the site
is clearly brownfield, Ty Cerrig was previously used as an open cast mine and therefore
has an industrial past. The development of this Site should therefore be prioritised over
those that have not been previously worked, especially when the emerging LDP is seeking

allocations in previous green wedge locations.

The Appeal Site is clearly a logical location for development with existing development to
the north and the south, and the existing Phoenix Drive. BDL have engaged with local
community groups and members who want to see the future regeneration of the Former
Steelworks Site as long as it delivers much-needed amenities and infrastructure for the
local community. The Appeal Scheme does exactly that with the provision of the small
district centre, a 2FE primary school, affordable housing and 14.45 hectares of public open

space as well as market housing.

The Appeal Site simply must be developed in order to meet the needs and aspirations of
the local people. If the fallback position is to not grant permission for the Appeal Site, and
do nothing, this will be harmful to the local community who may then be left with an
unsightly scarred landscape and without the amenities and facilities they have long

awaited.
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Appendix 1
Site Boundary Plan
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Appendix 2
Screening Option

27968/A5/P9/1S/KV/bc September 2020



‘Aj@¥j1jun 109440 Jueoyiublis

3y} JO 1Xajuod ayj ul pajuelb sem
uoneoldde siy} JoABMOH “1UBIXd
IS SI ‘@}s 8y} Jo yinos /180/¢102/d
Japun pajuelb sjun [epuapisal

‘ou 0/ 0} dn Joy jesodoud ¥ V|3
JUBLIEM O} JUBIOIYNS JUSWUOIIAUD
oy} uo syoeduwi aAlB|INWND

ul JInsaJ 01 a)Is ay) 0} Ajwixo.ad
9S0[0 YoNs Ul 8¢ 0} palapisuod

10U aJe 8say] ‘alaymas|e paroidde
Juswdojanap Jolew ybnoyly

;syoedwi Jenuolisuely e
¢108foud ayy Aq pajosye aq

PINOD Y2dIym UOIed0| 8y} punoJe Jo Uo sasn pue| aininj Joj suejd Aue e
¢Aieso] ayy Ui sepiAoe

pauue|d Jo Bunisixa Jaylo yum spoedwi aaieinwng Joj jeiusjod ayy e
£S109))0

[BJUSWIUOJIAUS O} pea| PIN0D YdIym Juswdoljaasp [enjuanbasuod e

:SEB YoNns paJapIsSuod aq p|noys yoiym siojoey Jayjo Aue alay) aly

juawdojanaq panroaddy uo/pue Buisixg ypum uoneinwing (q) uonsand

‘Aj@xj1jun 109440 JueoyiubiS

"SWIa) |3 Ul Jueoiiubls

8q 0} A|9yIjun aJe S108Y8 JUBY NS
pue sasn Buipunouins pue Bupsixa
8y} 0} 8)BINSUBWIWOD 8] P|NOM
paJapISUOD pue JIWIT JUsWwa|es
uIyyim paieoso| si esn pasodoud

ay} JanemoH -juawdojansp

ueqJn 0} S)IS ||eJSA0 8} JO 8sn

ay} abueyd pjnom juswdojaasp ay |
‘pIoy [eanynoube ue sasudwoo a)is
8y} Jo ued uis}sam ay} pue juedea
S1 8)IS 8y} Jo Yed ulaises ay| "SOA

¢ (018 ‘salpogierem ul sebueyo ‘asn pue|
‘AydesBodoy) Ajeoo| ayy ul sebueyo [eaisAyd asneo |jim yoiym suonoe
A|0AUI 108[01d By} Jo Buluoissiwwodap J0 uonelado ‘uononIsSuo [IAA

juawdojanaq ayj jo ubisap pue azig ()| uonsanpd

ALNINdOT13A3A 40 SIILSINILIVHEVHI 'L NOIYTLI™D

"S}09}J9 9SIaApe

jueoyiubis usaq aAey asimIayjo
JyBiw Jeym juanaid 10 plOAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ayj jo sainjeaj Aue aje)g

¢JUESHIUBIS aq 0}
KoM s100440 ale ‘,umouqun/saA, 104

uondiosap
apinoid — uMmouy U /ON/SOA

paJapisuod aq 0} suolsand

LNINSSIASSVY ONINIIHOS VIT d31IV.LIA — Z IOVIS



"Aj@x1jun 109)40 JueOYIUBIS | se asle Aew d)sem pijos WO 'saA | Jo uolelado Jo uolonJIsuod Bulnp sejsem pijos 8onpo.d Joafold au} (I
9)sep Jo uononpoud (p)L uonsanp

‘pue| pjaiyumolq Jo juswdojanap
-aJ SE ||om Se sasnh ueq.n

paxiw o} pue| [einynoube awos
Jo asn jo abueyn -uswdojonsp
Jo aseyd |euonesado Buunp

pasn Jajep) ABlaus ‘iajem ‘poom ¢Alddns poys ui 1o ajgemaual-uou
‘lerow — Juswidojanap Jo aseyd | ale yoiym saainosal Aue Ajeroadse ‘ABisus 1o sjeualew ‘Jsjem ‘pue| se
‘Aj@Ijun 1080 Jueoubis UOIJONJISUOD BY] Ul pasn s|eldlel\ | Yons $824nosal [elnjeu asn 108loid ay) Jo uonelado Jo uonionJisuod [IAA

Ajis1aAIpolq pue u3jem ‘[10s ‘pue] Jejnonded ul ‘s921n0say |einjeN jo asn (9)} uonsanpd

‘owl} dwes ay} je 1o

paled alem sjesodold juswdojansp
yjoq JI ‘esue Aew yoiym syoeduw
[BJUBLIUOIIAUS BSJaApe Aue asiwiuiw
0} buidjay quawdojansp jo aseyd
uoIONJISU0d 8y} Buunp sainseaw
uopebiRiw aulpno pjnom diN3o

B JO uoIssiwgns ‘Juans Aue u| y|3
1ueliem 0} Juswdojaasp pasodoud
a2yl yum sjoedw aAie|NWIND

yons ul }jnsal Jou pjnom pue
|jesodo.d ay} JO 1X8ju0d 8y} Ul pajwl|
9Q 0} palapISuOo9 S| syun "ou 0/

Joj uoneoldde ay| -peod suids ay)
10 opIs Joylio uswdojansp Jaylo se
[lom se pajuelb Ajjusnbasqns uaaq
os|e sey yoiym peo. suids pasodoud

"S}00}40 9SI9Ape

jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



‘'sasn Buipunouins ‘Bunsixa
8y} 0] 9)eINSUBWIWOD 8q P|NOM
|jesodoud ayj Jo ainjeu jue}nsal

9yl "pajwI swl} pue pas|eoo] 8q
PINOM PaIapISU0D aJe 8Say) JoASMOY
[esodoud jo uonoalsuswdoleasp

Jo aseyd uononsuoo

Bulnp asue Aew uoneliqia

pue asiou sawos ‘sjoedw asiou

Aue 1suiebe s1ebniw o) uoissiuwiad
Buiuue|d jo Juelb Aue uo painoas

8Q P|N02 SUOIIIPUOD JBABMOY juoneipel onsubewoose Jo Abiaus
‘AlyIjun sjoaye jueolubis ‘Aloy1| syoedwi 8SI0U 8WOS "SOA 1eay ‘ybi| Jo ases|al JO UoieIgIA pUB 9SsIou asned 108foid ay} (I
|3 alinbal

pinom |esodo.d ayj 1ey) JapISuod

10U S90p pue pPajNsSuUod usaq sey
19011J0 ABojoog -AB0oj029 Jo swie) ul
sjoeduwl [BJUSWIUOIIAUS JuedIlIUBIS ON

‘uoneoljdde jew.oy Aue Auedwoooe Jyyeay uewny

0] papiwgns aq 0} palinbal aq yjoq 0] SYSIJ paAIgoJad Jo [enjOe JNOCe SUISOU0D aSIeJ IO JUSWUOIIAUS B}

pinom spodal JUsWsSsassy aSION Jo Yyleay uewny 0} [njwJiey aq pjnoo Ydlym s|eLisjew Jo seoueisqns Jo

‘Aj@yljun sjoaye juesiubis pue Juawissassy Allend Iy ‘SeA uononpo.d Jo Bulpuey ‘uodsued) ‘abelo)s ‘asn aAjoAul 199[0ld Bu) (I

saouesinN pue uopnjjod (d)L uonsanpd

‘pa1oadxe aq pjnom

BulpAoal pue |esodsip ‘uonesiwiuiw
ul 8onoeld 1seg “juswdojaasp

10 @seyd uo1}ONJIISUOD JO }Nsal e ¢ Buluoissiwwossp

"S}00}40 9SI9Ape

jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp




1S9Q INQ ‘SHIOM UOIJONIISUOD YUM juswdojanap ay} Jo uonelado
"Aj@y1jun 10948 juesyiubig PaleID0SSE JUBPIOOR JO YSIY "SOA JO/pUB UoIjoNJISU0d 8y} Buunp yjeay uewny 03 3sil Aue aq alay} [JIM
(uonnjjod aie 1o uoijeulweluod Jajem o} anp ajdwexa 10j) YyjjeaHq uewnH o} sysiy (6)} uonsanp
uaswdojanap ay) Jo uonelado 1o uoljonJsuod
V/N ON Bulnp sis)sesip Jo/pue sjuapiooe Jolew Jo ysii Aue aq atay} I
abpajmouy 91413Ua19S Y}IM d2UBpIOIIE
ul ‘abueyd ajewi|d Aq pasned asoy)} Bbuipnjoul ‘pausaduod jJuswdojaAsp 9y} 0} JUBA|dJ SI9)SESIP Jo/puk sjuapiooe tolew jo ysiy (3)} uonsanpd
"}SNp 1o} sainseawl uonebiiw

SUIINO pInoM dN 3D 0 uoissiwgng
‘uoneoljdde buiuue|d Aue Auedwoooe
0] papiwqgns 8 OSs[e p|noys

syuodal pue| pajeuiweuod pajepdn
"Juswdojanap ay) Jo ubisap ayj ul
papinold 8q 0} sainseaw uoioajoid
seb a|gelins JaAemoy ‘SUoieoo]
BwWos ul punoy seb punolb Jo s|ang|
Joully ||y patesuibus juswaoe|dal
pue slajjew |enpisal YlIm pajeioosse
sysLl uonnjjod aus-4o juesiiubls

OU S9)e)s uayeuapun Apeale

spodal SuUolIpUOd punoIs) |3
sjuesiem [esodoud ayj jey) Jepisuod
JOU Op Wea ] pueT pajeulweljuo)
‘uoneoijdde Aue jo yed

Se pa)NsSu09 8q P|NOM U0I}08]01d

2lgnd "uoneoldde Buiuueld jewloy & (eas ay} 1o sis)sem |e1seoo ‘lerempunolb ‘siejem soeuns Buipnjoul)

Aue Auedwoooe 0} paniwgns aq J3)jeM JO pue| JO UOIBUILIBIUOD JO SHSLI 0} pea| JO ‘dIe 0} Saoue)sgns

‘Adyijun sjoays jueoubiS | pINOYS Juawssassy AJllend Iy "SOA SNOIXOU 1o 21x0] ‘snopJezey Aue Jo sjuejnjjod asesg|al j08loid aul |IIAA
"S)}09)}0 9SIaApe
jueoylubis uaaq aAey asIMIaY}o
JybBiw Jeym juanaid 1o pioAe 0} pasn
aq 0} sainseauw Jo jJusawdojanap
9y} jo sainjeay Aue ajels

ZJuesyiubls aq 0) uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



slounog 8y "yyed a8y} jo Led
SIyY} J08ye Jou pjnom Juswdojaaap
ayLl ‘uones-gng oquikig Bunsixe

ay} 0] Ayjwixoud asojo ul sunlt Apealje ¢1ooloud ayy Aq pajoaye aq pjnoo
} Janamoy ‘8)Is 8y} JO Yjnos pue yolym ‘sajjijioey JOYI0 IO uoljealdal 0} ssadoe Joj aljignd ay} Aq pasn
"Aj@y1jun 10948 juesyiubig 1SOM 8y} 0} sunl a)AQ S.BUO "SOA ale YoIyM ‘uoljedo| 8y} punoJe Io Uo saljijioe} 1o sajnod Aue alay) aly

"S9SN |00YJS MauU pue |e10JaWLWO0d
‘lleyas pasodoud jo jnsal e

se ‘Ajeoo| ayy ul saiuadolud Bunsixe
Joj @ouejsip Buryiem ulyum sapijioey
pue Sa2IAI8S JO uoIsIAoid Ul 8sealou|
Juawdojaaap Jo aseyd uoloNIISUOD
Buunp asue pjnom saniunyoddo
wewAhojdwzg ‘Aydeibowsp

ay) 0] abueyo [jelano |enueisqgns e

ul Bunnsau jou alojeliay) ydesbowaep
o1j109ds B spJemo)} pawie Jou Si
Juswdojansp |enuapisal ay) JoAemoy
eale ay} ul uonendod |e20| 8y} JuswAojdws ‘sojhisay jeuonipely
"Al@x1jun 1080 juesyiubls aseaJoul pjnom |esodoud ay] ‘SO ‘AydesBowap ui ‘aidwexa Joy} ‘sebueyd [e100s Ul Jnsal Joaloid ay} [IIAL
asn pue panoaddy pue Buisix3 (e)z uonsanp

IN3IINdOT3IAIA 40 NOILYIOT 'Z NOIHALI™D
"juedliubis aq 0} palapIisSuod

10U SI ¥SlI JO |oAST "uone|siBa| Ajojes
pue yjjeay jueAs|al Yjim aoueploooe
ul Jn0 palled ag pinoys juawdojarap
O UOI1ONJISU0D pue paroadxs

9q A|geuoseal ued a)s uo aonoeld

"S]00)40 9SI9ApE
jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



ay] ‘uonesydde Buuueld |ewuoy
Aue Jo ued se paJinbai aq pjnom
uswWssassy Jodsuel| ¥ suonoun|
asay) 0] apew sjuswanoidwii

uo jueljal g pjnom | aus oibajens
Aoy pajeubisap ay) ‘paydope usaq
194 jou sey 41 8y ybnouyyy €8y
8y} JO 7 uonounr je pue peoy ulyiny
GZSV yum uonoun( Aepp abejsH

ay} 1e Ajenoiued aiow pue abej|ia ¢109foud
oqwiAig ul joedwi ue aney Aew ay1 Ag pajoayje aq pjnod ydiym ‘swiajqold [BJuswuoIAUS 8SNED YdIym
‘Al@yIjun 10848 Juesiubls uolnelauab olyel) pasealou| ‘SoA Jo uonsabuoo 0} a|gndeosns ale yolym sajnol Lodsuely Aue aley) aly

Juswdojansp

Jo aseyd uonoNIISU0D 8y}

Bulnp 4no20 24nsojo Jo uondnisip
pajoadxaun Aue pjnoys weas}
MO¥d S(1ounog ay} yum anbojelp
aAey pjnom pajoadxe s| Jadojaasp
ayl -juswdojaasp jo aseyd
uoIjoNJISU0D 8y} Bulnp [euonelado
8Q 0} 8NuUOI p|NoM AOHd

8yl -Auepunoq ulayuou s,8}Is

ay} 0} Jusde(pe pajeoso] sl 8¢ MOHd

"9)AQ s.elO 01 syoedul

Aue uo paseq padinbal s |3

1ey) JapISUOD 10U S80p pue PalNSU0d
u99aq sey JaoljQ UoleAlasuo))

"S}00}40 9SI9Ape

jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



pinom pue Jo |9oJed plalusalb siy)
JO SS0O| 8y} 1By} 91B2IpUl SB8}NSUOD
wioJ) sasuodsal uoljeynsuo)

‘pue| pjayuaalb Jo sso| e ul }nsal
910J2J8Y)} P|NOM p|al} B 0} UONBI0]SI
pue ssejo asn |eln}nolbe JusLInd

s} uaaIb ‘ays ay} Jo ued ulaisem
ay| -aus ay} Jo ued uie)sam ayj 0}
paulnijal alom s[eLIdle\ uoljelolsal
ays Buimojjo} ‘asn |einynolibe

ul Ajpuaing si 8)1s ay) Jo Jed uis)sam
8yl ‘pee|dwoo pue uayeuapun
uaaq Apealje aAey sylomyues Jofew
alaym pue| pjajumolq sasudwod ¢pue| piauaalb Jo ssoj aq
‘Aj@yljun sjoays jueosubis a)Is ay) Jo ued uleisea ay] | |Im alay) aiaym eale padojaaspun Ajsnoinaid e ul paleso) 1osfoud ay) S|
‘ue|d Juswabeueyy

Jljjel| UoIONJIISUO) B Jo Led

se pabeuew aq p|noo uswdojarap
10 aseyd uononusuod ayy bunp
Jl1jJeJ] UOIONJISUOD PaJeIdoSSe pue
sjuaWwaAoW ADH Ul asealoul Auy

‘aoueoiyiubis [euoljeu jo aq Aoy Jou
pinom [esodoud ay) uaalb paiinbal
97 Jou p|nom |3 ue ‘eouesiubis

[eoo| ebny Jo aq pjnom [esodoud
2y} 1S|Iym Jeyj 8SIApe pue pa}nsuod
uaaq aney Ajoyiny AemybiH

"S}00}40 9SI9Ape
jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



0} Juaiolyns aoueoliubis jeuoneu

10 8q 01 S109)J8 yons Ul }nsal ¢109loud ay) Aq

pinom |esodoud ayj Jey) JapISUOD | pajoaye aq PINod Yoiym ‘BJoj) IO BuNey JO sa10ads aAllIsuas Jo ueuoduwl

10U S90p pue pPajNSU0d usaq ‘pajoajold Aq pasn ale o ‘AB0j028 J1By] JO SUOSEBD IO} BAISUSS U0

Ai@yljun 1088 Jueoyiubis sey 1s160j0093 s,|I0UN0D 8y "ON | Juepodwi a4e ydiym uoljeso| 8y} punole Jo Uo seale Jaylo Aue aiay) aly

juawuoliAug jeinjeN ayj jo foeden uondiosqy (2)z uonsanp

“pue| [eanynoLiBe Jo sso| jueonyiubis e

Ul }JNSaJ JoU P|NOM PUB [|BJSAO pajiwli| ¢1o9loud ayy Aq pajosaye
Allesauab aq 0} paiapISuod S| dls 8y} aQ p|N0o YoIym ‘sjesaulll ‘wsLINo} ‘saliaysly ‘einynolibe ‘Ansalo)
10 9ZIS 8y} JoABMOH "asn [ein}jnolibe ‘siojem aoelNns ‘Jajempunolb ‘B e s80Inosal 82Jeds Jo Ajjenb ybiy
“Aj@yjun 1098 juesiubig ul ays Jo Jed uislseq "soA | ‘uepoduwl UIBJUOD YDIYM UOIJEDO| 8] pUnoJe U0 Uo seale Aue alay} aly

punoibiapun s} pue ealy 9y} Ul S821N0SY |eunjep jo Ajoeden aaesauabay pue Ajjend AjjigejieAy ‘@auepungy aA13e|ay (q)z uonsanp
‘Aluo ainjeu Aleiodws) pue

pas||eo0| B JO 8q P|NOM SaSn pug|
Bulinoqybiau 0} aoueqinisip Auy
‘jJuswdojanap Jo aseyd uooNIISUOD
ay} Buunp Ajjeoo| ajeipawwl

9yl Ulym safljioey 0] aduequnisip
pue aouesinu Aue jiwi| 0}

djay pjnom ue|d Juswabeue oljel |
uoIONJISUOY pue ue|d Juswabeuey
[BJUSWUOIIAUT UOIIONIISUOD

e JOo uolIssiwgns ay] “Jjosil oquAig ¢soanoe) Ajlunwwod ‘diysiom Jo saoeid ‘sjooyas ‘sjendsoy ‘6
Ul S9DIAIBS pue Saljl|loe) Se ||am sasn pue| aAlIsuas Allejnoiued ‘109foid ay) Aq paloaye aq pjnoo Yyoiym
‘A@yIjun 1088 jueoliubis | se Aleodo| 8y Ul S|O0YDS [BD0T] "SOA sasn pue| Agq paidno20 uoiREI0| By} punoUe IO Uo seale Aue aiay} aly

"v|3 Buuinbal aoueolyiubis
|euonieu Jo sanssi Aue 0} asu aAIb jou

"S]00)40 9SI9ApE
jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



"pajj04u0d
8q Os|e ued s|aAd| pue| 1saybiy e
sBuipjing jo sybisH ‘SOd Se seale
BAIISUSS A|[ensiA Aue ulejal pue
1SOM BUj} WO} SMBIA Ud310S 0] VIAT]
Aleuiwiaid ay) ul 1no 18s se papiroid
aq ueo uonebny Juswdojprsp

}Ing Buisixa Jo X809 ay}

Ul pamalA 8q pinom ‘sjuiod abejuea
WoJ} PAMBIA UBYM pue 8)IS 8y}

O apIs Jay}le sal| Juswdojansp se
Jejosul pale|osi Jou SI d)s 8y "8IS
S)I0M|99]S oquiAlg ay) 0] Jusoelpe
Ajpoauaip s1 ‘esn [eunynoLbe ul

pue sselb 0} pie| 1sjiym ‘Led uio)sam
8y} pue ays ay} Jo ued uleises

By} Uo uayellepun usaq Apealje
aney sylomylies Jolepy "uoneoldde
Buiuue|d jewuoy Aue jo ped

Se paJinbai 8q p|noM JUBWISSaSSY
10edw| [ensip adeospueT]

Vv '2ls ay) Jo G g Ajglewixoidde
uIlyIm gNoYv Asjien eaQ ¢1ooloid ayy Agq paroaye aq pinod Yyaiym uoljeso| ay) punole

"Aj@yjun 1098 juesiubig pue ealy adeospueT |e1oadg 'S8A | JO UO anjeA o1uads Jo adeospue| ybiy Jo sainyes) Jo seale Aue aisy) aly
¢100loid ayy Agq paroaye aq pjnod Yyoiym uoneso| ay) punole
V/N ON JO UO sJdjem punouBiapun Jo suLlew ‘[eiseod ‘puejul Aue aiay) aly

VI3 Juelem

"S}00}40 9SI9Ape
jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



[In} Aue Auedwoooe 0} papiwgns

8q p|noys juswalels abejliaH

Vv VI3 Bunuenem soueosiubis
|[euoneu Jo aq 0} se Ajueoiiubis

0S Juswnuow siy} uo joedwl

pinom |esodo.d ayj Jeyy JapISuod jou
S0P 48210 UOIBAISSUOY) S,|IOUN0YD
a9yl -als ay} Jo sauepunoq
uJaynos pue uis}sam ayj buoje
SUNJ JUBWINUOJ\ JUBIoUY PajNpayos ¢1o0oloud ayy Agq paroaye aq pinod Yyaiym uoljeso] ay) punole
‘Al@ljun sjoaye jueoiiubis e S| YoIym a3AQ S.BUO — SOA JO uo @sueuodwi [eIn}NO 1o DLI0)SIY JO SaINies) Jo seale Aue alay) aly
"pas||ed0| 8q pjnom s}oayd Auy
"9JoyM e Sse Jiwi Juswepes oquiAlg
pue ays bunsixa ay} Jo Jajoeieyo

8y} Ja)|e pjnom paJapISuod Jou Sl
jesodoud ay} pue asn pasodoud ay)
0] 9)eINSUBWIWOD dle 9Say) JOASMOH
"a)Is 8y} 01 Alwixoud asojo Ul salljioe}
pue SadIAISS ‘S9SN SNOLIBA J8Y]0

Se ||om se Juswdojansp |enuapisal

S| aJay) aJaym juswdojansp ¢100loud ayy Aq pajoaye aq pinod yoiym ‘dn-}ing 1o pajeindod

‘Al@yIun sjoaye ueoiubls | Jing AQ pepunolins S1 8)Is 8y "SOA Aj@suap aJe ydiym uoieodo| ay} punose 1o uo seale Aue alay) aly
"9|eds |euoleu

eolubis e Jo 10U pue Ajuo pasi|eoo]
aq pjnom syoedwl |ensiA Auy

"alis ay} Buipunouins juswdojarsp
1Ing Bunsixa ay) YlIMm JXa1uoo ¢ o|doad
‘Aid@yjun sjoays jueoyiubis ul peal aq p|noOM 3}IS 8y} INQ SOA Auew o} a|qisin Alybiy aq o1 Aj@y1 s1 31 aleym uoneoo) e ul joaloid ay; s|

"S}00}40 9SI9Ape

jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp




¢100loud ay) 031 JuBA9|al SI 1BY) SPJEPUE]S
V/N ON Ajllenb jejuswiuoliAuS J98W 0} ain|ie} e usaq Apealle aiay) seH
¢, swajqoud |ejuswiuolinug Juasaud o0} j0aloid ayy

asned piNod YdIym ‘SUOIIPUOD DI1BWID 9SI9APE J0 dwalxa Jo Bulpooy)
V/N ON ‘uoisola ‘saplispuel ‘eouspisgns 0} 9|qidaosns uoieoo| Joaloid ay) S|
‘palinbal si |3 1ey) Japisuod

JOU Op Wea | pueT pajeulweluod)
‘uoneoldde Buluueld jewsoy Aue

10 1ed se paJinbai aq pjnom suodau
pug| pajeulwejuo) "ays jo Jed
UJ9)SEa UO UOIIBUILEBIUOD [BNpISal JO
[@A8] MO| AJnuapl 81ep 03 paye|dwod
suoday suonIpuod punois)

"8IS a8y} Jo Led uis}sam 0} paulnial

sleualel\ "pajeald swiopeld é100loud
Juswdojansp pue uayenspun | oyl Ag pajosye ag pjnod YoIym ‘poapasoxe ale Spiepuels [eluslluolIAUS
uaaq Apealje sey ais ay} Jo |eba| Bunsixe ataym ‘6 e abewep |ejuswuoliAue o uonnjjod o}

‘Ai@yijun sjoaye jueoubis | ued uleises ay jo Bulesulbug "saA | 108lgns Apealje aie yolym uoljedo| 8y} punole Jo Uuo seale Aue aiay) aly
"109dsal siyy ul Juswdojarap paje|osl
ue Se Uaas aq Jou pjnom pue

wJoj) pue uswdojaaap }jing Bunsixa
By} Y}IM JX8JU09 Ul peal 8q pjnom
jesodoud ay ‘palels Ajsnoinaid

se JaAeMoH "'gNOY 9y} uo

jesodoud ay} jo syoedwi ajessuowsp
0] pajiwqgns 8q oOsje p|inoys VIAT VY
‘uoneoldde Buiuueld

"S}00}40 9SI9Ape
jueosiubis usaq aARY 9SIMIBY}O
3yBiw Jeym juaraid 1o ploAe 0} pasn
9q 0} sainseauw 1o Juswdojarap

ay} jo sainjeay Aue ajeyg

£JUedSHIuBIsS aq 0} uonduosap
KoY sj00449 ale ‘. umouyqun/saA, 104 apinoid — uMmouun/ON/SOA palapisuod aq 0} suonsanp



610¢/€0/CL juswissassy Jo ajeq

18010 Buluue|d ealy — Sauop-seay palely

10SS9SSY JO 9} qOf pue aweN

uolelapIsuod
10} JUBWIUIBA0D) US|oAA Yl 01 DAOJE Paljijuspl UOIoB papuswiLIosal Yim
1SI08yd Bulusalos paye|dwod piemio) ‘payoeal SUoISNjou09 Jo ssajpiebay

‘uoneoldde ul pajjed e 0y sajejal Juswdojeaag

(p 491397) paiinbay V|3 Buneys uonjoallp anss|

s109448 Jueoliubls aaey 0} Aj@y1| ‘uonoaliq Joy
patiajal — abels paoueape ue je s| [eadde — JuawdojaAsp g a|npayss

ssalboud ased/uoiew.lojul
Mmau Jo ydigoal uo ‘o'l jendoidde uaym mainal — uoljoe oN

abe)s Joje| e 1e pamainal
aq 0] a|1} — ab6e)S SIy) Je Jes|d Jou sjoaye Jng JuswdoeAsp g a|npayos

(¢ 19pa7) sbey

VI3 9y} JO Z 9|Npayds Jo | uwnjo) ul juswdolaaap Jo salobaied ay) uiyym
|les 1ou saop jo09lo.d (g) Jo ‘uoLs}IIO/p|oYSaly) JUBAS|SI }98W JOU S90p INg
sbay |3 9y} JO Z 3|Npayods JO | uwnjo) ul JuswdojaAap Jo suondiosap
uiyim pajsi| Joefoud () ueyyie Buliels uoloallp anss| - palinbay JoN VI3

'suone|nbay V|3 U} JO Z 8Npayos

]O | uwnjo) ul JuswdojaAsp Jo salloba1ed ay) UIYIM |[B) 10U S80p

1 (Q) Jo ‘uous}Io/pjoysaly) JUBAS|SI }98W J0U S90p INg suolenbay V|3
8y} 1o Z 8|npayos 1o | uwnjo) juswdojaasp Jo suonduosap ay) Ulylim
pajsi| sl )i (e) :ayye se suolenbay |3 8y} Ulyim |jej Jou seop josfoid

(z 191397) paiinbay V|3 Bunyeys uonjoallp anss|

S108448 JueolIUDIS 8ABY 0] A|9)1] pue Baly SAIISUSS
JO JoW UOLIBILID /papaadxa pjoysaly) — jJuswdojaasp g a|npayos

(1 48pa7) padinbay JON V|3 Buijels uonoaullp anss|

JUBWUOIIAUD
8y} UO s)08)48 Jueoiubis aAey 0} AjaXI| JoU INg Baly SAISUSS
10 JoW UOLIBYID /papaaoxa ploysalyl — Juswdogasp g a|npayos

> >

uonoy

awo9)nQ

ON

¢paunbal |3 s | (1)

SoA

) 4im 9a16e nok op papiroid usaq sey as/OS el | (1)

uonoaliqg m:.-:wwhbw ojui yidsuil — suoseald JO jJusuwiaje)s




Statement of Case Appendices

Appendix 3
Site Context Plan

27968/A5/P9/1S/KV/bc September 2020



e e ey

ose
S A <
% ; S Y = ; T S ORRIRIILLLLL IR ETK
X 3 , f RIS EEIIIRRRL
@ N — - . s B . ! : ¥ - RIS
] o odotaua ; : QOLKIKELS S

RS

LRGN
RS %

S
“
X

%
<>
‘6&

KX X
0000
SRS
AN,

VS

896LC

onpafoig

6102T0'TT
aeq

sy

We 59
AP Ag uveia

X0,

HBKS

2355
4 XX

0. 0.0.0.9
0%

8
REXXXKS
K&

<

o Bumei

; L2 ) ; - 9 AR K SRR
; Z_ , 2000ttt otetetotetatetototetode;
05K - [ ) y § RIKIRIRKIRIRIILEK:
Ueld U0 2YIS y ¢ = y , - E o0%%%oooo%onow%ow%%%%».ntww
e i
, / / ; . ' J KKK
SIOMES Jowio4 ‘oquikig ) A ’ X s ; : 3 SOSRILLIEES
ol { 3 A ) SRIIRZRREIKILLNS
S ; s ' KRR K RIRLELS
T NS R REEIRERS
IR IRIIKS
RIS
X QAKX

<]
<l

:.0 0

BRKES

S

9
255
3RS

XXX

‘0’0"« <
S
SRS
LI
OS>

£
2
S
e

s e uol panep ep o oeme a0 30130 00

530013 |14 WeykIM I53M

‘SHiompa15 0quikig JauLoy

4 JoLLIEG USRI

# wied Aqunod

#152U21U] YIS 2030 J0 SUS _H_
# Kineag [einieN BuPUEISING Jo ealy _H_
~ JUBWNUOW PIINPAYIS @

[ DU

T ] \_= e | g o 4 / Zs@&bﬂ&?
4 A B e A ‘ : R

Faga%e | ol g z R NN
\ \ f X

~ sBuipjing pasn .l*
« et Jo 56 21and .ﬂ

1444
e
# PUBIPOOM JuaRUY

o
@ pUabaT

- - N - -
PO wa  awra uossinay
paunsse aq Jouue GuMeI s 40 Buleds auL




Statement of Case Appendices

Appendix 4
Pre-application Advice

27968/A5/P9/1S/KV/bc September 2020



Wrexham County Borough Council / Cyngor Bwrdeistref Sirol Wrecsam
Guildhall, Wrexham. LL11 1AY

Neuadd y Dref, Wrecsam. LL11 1AY

DX: 721924 - Wrexham 4

www.wrexham.gov.uk www.wrecsam.gov.uk

MR ANTONY HARDING
BARTON WILMORE
Your Ref/Eich Cyf
By Email: Our Ref/Ein Cyf
Antony.Harding@bartonwillmore.co.uk Date/Dyddiad
Ask for/Gofynner am
Direct Dial/Rhif Union
E-mail/E-bost

Dear Sir,

Town and Country Planning Act 1990

RESIDENTIAL - LED, MIXED DEVELOPMENT
LAND OFF BLAST ROAD, BRYMBO, WREXHAM.

| refer to your enquiry in respect of the above.

National Policy:

Planning Policy Wales

Technical Advice Note 1: Joint Housing Land Availability Studies
Technical Advice Note 2: Planning and Affordable Housing
Technical Advice Note 4: Retail and Commercial Development
Technical Advice Note 5: Nature Conservation and Planning
Technical Advice Note 12: Design

Technical Advice Note 18: Transport

Development Plan policies:

Wrexham Unitary Development Plan policies:

Strategic policies

PS1

Rydym yn croesawu gohebiaeth yn Gymraeg.
Byddwn yn ymateb i unrhyw ohebiaeth yn Gymraeg ac ni fydd hyn yn arwain at unrhyw oedi.

We welcome correspondence in Welsh.
We will respond to any correspondence in Welsh and this will not lead to any delay.

\

[

wrexham

COUNTY BORCUGH COUNCT
CYNGOR BWRDEISTREF SIROL

wrecsdm

ENQ/2018 /0002
01/02/2018
Matthew Phillips
01978 298780

matthew.phillips@wrexham.gov.uk



PS2

PS3

PS4

Specific Policies

GDP1:
GDP2:
EC4:
EC6:
EC11:
EC16:
H2:
H5:
H7:
CLF5:
S4:
SG6:

S7:

Development Objectives

Capacity of Infrastructure and Community Facilities

Hedgerows, Trees and Woodland

Biodiversity Conservation

Archaeology

Derelict Land

Residential Development (of Unannocated Land) within settlements
Housing in the Countryside

Affordable Housing

Open Space Requirements form new Residential Developments
Large-Scale Retail Development

Local Need Shopping

Retail Sales in the Countryside

Local Planning Guidance Notes:

LPGN10
LPGN16
LPGN17
LPGN21
LPGN27
LPGN28

LPG30

Public Open Space on New Housing Developments
Parking

Trees and Development

Space around Dwellings

Developer Contribution to Schools

Affordable Housing

Design

Relevant Planning History

Rydym yn croesawu gohebiaeth yn Gymraeg.
Byddwn yn ymateb i unrhyw ohebiaeth yn Gymraeg ac ni fydd hyn yn arwain at unrhyw oedi.

We welcome correspondence in Welsh.
We will respond to any correspondence in Welsh and this will not lead to any delay.



| understand that you already possess a detailed schedule of relevant site history and as such | do
not consider it necessary to repeat it as part of this response.

Validation information (outline applications assumed):
Application form
Site location plan
Block plan
Development parameters details:
o Where layout is a reserved matter, the approximate location of buildings, routes and open
spaces should be provided;
e Where scale is a reserved matter, the upper and lower limit for the height, width and length
of each building must be specified;
o Where access is a reserved matter, the access points to the development should be
identified
Ecology Assessments and mitigation details
Coal Mining Risk Assessment
Arboricultural Impact Assessment
Pre-application consultation report.

Developer Contribution Requirements:

e Contribution to schools
o Affordable Housing
e Public Open Space.

Other Relevant Considerations:
Supporting Documents
Whilst a not validation requirements the following should also be submitted:

Transport Assessment.

A Landscape and Visual Impact Assessment in respect of the land at Ty Cerrig
Retail need and impact assessment

Drainage strategy for the site

Environmental Impact Assessment

The development falls within Schedule 2 of the Town and Country Planning (Environmental Impact
Assessment) (Wales) Regulations 2017 as being a development that exceeds one or more of the
following thresholds set out in Column 1 paragraph 10 of Schedule 2:
(i) The development includes more than 1 hectare of urban development which is not
dwellinghouse development; or

(ii) the development includes more than 150 dwellinghouses; or

Rydym yn croesawu gohebiaeth yn Gymraeg.
Byddwn yn ymateb i unrhyw ohebiaeth yn Gymraeg ac ni fydd hyn yn arwain at unrhyw oedi.

We welcome correspondence in Welsh.
We will respond to any correspondence in Welsh and this will not lead to any delay.



(iii) the overall area of the development exceeds 5 hectares.

It will therefore be necessary for the proposals to be screened to determine if Environmental
Impact Assessment is required.

The following information must accompany a request for a Screening Opinion:
(a) a plan sufficient to identify the land;

(b) a description of the development, including in particular—
i.  adescription of the physical characteristics of the development and, where relevant,
of demolition works;
i. adescription of the location of the development, with particular regard to the
environmental sensitivity of geographical areas likely to be affected;

(c) a description of the aspects of the environment likely to be significantly affected by the
development;

(d) a description of any likely significant effects, to the extent of the information available on
those effects, of the proposed development on the environment resulting from—

i the expected residues and emissions and the production of waste, where relevant;
and
i. the use of natural resources, in particular soil, land, water and biodiversity; and

(e) such other information or representations as the person making the request may wish to
provide or make including any features of the proposed development or any measures
envisaged to avoid or prevent what might otherwise have been significant adverse effects
on the environment.

If a formal planning application is submitted without a Screening Opinion having previously been
adopted by the Council, the above information would need to be submitted to allow a Screening
Opinion to be adopted at that stage.

Pre-application consultation and Publicity

The proposals constitute major development, therefore the applicant will need to carry out statutory
pre-application publicity and consultation in accordance with Part 1A of the Town and Country
Planning (Development Management Procedure) (Wales) Order (as amended in 2016).

Views of officer:

This response deals with the following sites, as identified on the plan below. | have not
commented on other sites as these already benefit from planning permission and the land north of
Blast Road is subject to a current planning application, reference: P/2016/0871.

Rydym yn croesawu gohebiaeth yn Gymraeg.
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This land lies within the settlement limit of Brymbo and is previously development therefore
developing it is acceptable in principle. The submitted masterplan identifies a mix of residential,
retail and employment. It also includes provision for a primary school and medical centre. This is
considered to be broadly in accordance with policy EC16 of the UDP.

The principle of a retail unit, albeit on a different part of the site, has previously been established
via planning permission P/2012/0816, granted on 11 July 2014. Nevertheless a planning
application would need to be accompanied by a retail need and impact assessment for retail units
exceeding 300 sg.m in floor area. Compliance with the sequential test for site selection set out in
Technical Advice Note 4 would also need to be demonstrated.

Areas of residential development will need to comply with policies H7 in respect of affordable
housing provision and CLF5 in respect of public open space provision. | would also want to ensure
that a high standard of layout and design is achieved.

Area B

This lies outside of the settlement limit from Brymbo and therefore residential development would
conflict with policies PS1 and H5 of the Wrexham Unitary Development Plan, however for the
reasons set out below the weight that can now be afforded to PS1 is limited.

Rydym yn croesawu gohebiaeth yn Gymraeg.
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Because the UDP plan period has now expired Wrexham is unable to demonstrate whether it has
a 5 year housing land supply or not, therefore in accordance with Technical Advice Note 1 the
need to increase supply is afforded given considerable weight in this instance.

The emerging LDP will make provision for approximately 8525 homes (which includes a 10%
contingency allowance) for the 2013-2028 period. Taking into account existing supply of homes
(around 2,027), an allowance for windfall developments (approximately 2,145) and completions
between 2013-2017 (980) this equates to a requirement for additional land to be brought forward
for approximately 3,373 new houses. The acknowledged housing requirements of the County
Borough is therefore also relevant and important material consideration.

Notwithstanding the above, there are extensive areas of previously developed land located within
the settlement limit in Brymbo, including Area B referred to above as well as other land owned by
your clients that benefit from planning permission for residential development — all identified on the
plans submitted. Furthermore the development of Area B would represent a significant and
unnecessary incursion of urban development into the countryside surrounding Brymbo. On the
basis of the information currently before me, it is therefore unlikely that a formal planning
application to develop this part of the site could be supported.

Area C

This land lies outside of the settlement limit and therefore employment development would not
accord with policy E4. | would not be prepared to support the development of additional land for
employment uses whilst there is land within the settlement at Brymbo potentially available for those
purposes.

Ecology

The development of Areas B and C has the potential to adversely impact upon Great Crested Newt
(GCN) populations in the area, particularly as both are close to an existing GCN mitigation area.
Area B is particularly important in respect of connectivity between Great Crested Newt populations
in the area as well as bat populations.

Survey work would be needed to determine whether there would be a significant impact upon
protected species and | would strongly suggest that a comprehensive mitigating plan for the all of
the areas subject to this enquiry is prepared, rather than a piecemeal approach being taken via
individual planning applications.

Highways

There would be significant concerns about the potential impact of additional traffic generated by
the development upon the A483/A525 junction and the A525/Brymbo Link Road junctions. These
would need to be assessed via a Transport Assessment. The assessment should also take
account of the possibility of traffic diverting through New Broughton and Caego when problems
occur at the A525 junctions. Highways have advised that the traffic impact of tourism development
arising from the Heritage Area would need to be factored into the TA.

The new link north-westerly link road from the existing spine road to Blast Road could potentially
be quite steep. Highways have advised that the gradient should not exceed 1 in 15. It should also
be designed to discourage high traffic speeds. The comments made above in respect of ecology
are also applicable to the proposed road.

Rydym yn croesawu gohebiaeth yn Gymraeg.
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Conclusion

On the basis of the information submitted, the development of Area A would be broadly acceptable
in principle, however further work is required prior to the submission of any formal application(s) to
assess the impacts of the development particularly in terms of traffic generation and from a retail
perspective.

| have significant concerns about the development of Areas B and C and based on the information
currently before, would not be prepared to support formal planning for the proposals presented.

| trust the above is of assistance, however my comments are made without prejudice to any formal
decision of the Council.

Yours faithfully,

L

Pennaeth yr Amgylchedd a Chynllunio/Head of Environment and Planning

Rydym yn croesawu gohebiaeth yn Gymraeg.
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WREXHAM COUNTY BOROUGH COUNCIL

WREXHAM LOCAL DEVELOPMENT PLAN 2013 — 2028 EXAMINATION

RESPONSE ON BEHALF OF BRYMBO DEVELOPMENTS LTD

CONSULTEE ID: 1170198

MATTER 3 — HOUSING PROVISION

1.

This submission should be read alongside our previous submissions to Matter 3
dated 20™ August 2019 and 26" September 2019.

Housing Requirement

2.

The Inspectors have raised concerns with WCBC’s reasoning for reducing the house
requirement between the Preferred Strategy and Deposit Plan stages. WCBC
outlined that, inter alia, reducing the housing requirement was that the level of
growth identified was considered to place too much strain on infrastructure such as
highways, education, schools, council services and health providers. This is not
relevant to the assessment of need. BDL recognise the requirement and social
obligation for developers to make provision for infrastructure and this is seen as
through the services and facilities offered as part of the current planning application
(WCBC reference: P/2019/0546) at the Former Brymbo Steelworks, as well as BDL's
historic investment in Brymbo and the delivery of the spine road.

Other reasoning raised by WCBC including responses to the public consultation and
historic delivery rates of developers. Through the examination hearings there have
been many representations made that confirm the commitment of developers to

deliver their allocations or alternative sites put forward.

It is our view, that even with the reduced and less ambitious housing requirement
of 8,525 homes throughout the plan period, there remain concerns as to how this
will be met through the implementation of allocations, reserve sites and windfall
sites to at least meet this requirement and more certainty (through additional

allocations) is required.
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CONSULTEE ID: 1170198

Housing Supply and Delivery

5. The Inspectors outline that 39% of proposed new development in the Deposit Plan
will be on windfall sites. WCBC’'s representations that this level of windfall is
achievable based on past delivery is flawed as it is based on a period without an up-
to-date plan and a period of planning by appeal. In order to plan positively and to
implement plan-led growth in Wrexham, there should be additional allocations
rather than reliance on windfall development to come forward. WCBC calculate 284
dwellings from known windfall sites, however, there is a windfall requirement of
2,145 homes over the plan period and we have concerns over WCBC's ability to
meet this high windfall requirement given the tight settlement boundaries and
potential lack of capacity.

6. WCBC have agreed at paragraph 2.8 of INSP017R that “the settlement limit has
been drawn too tightly”, however, reference the settlement boundary review
published in 2019 (prior to the submission of the LDP for examination). It is
therefore unclear if/what amendments have been made to the settlement boundary
to address these concerns. We assume these are amendments that were made prior
to the submission of the plan for examination and no further amendments have

been made.

7. The Inspectors have asked WCBC whether the flexibility allowance should be
increased by 10%. We agree that there are benefits to increasing the flexibility
allowance in order to plan for future changes in circumstance and to provide a
buffer if sites do not come forward or delivery slows. This should not be at the
expense of allocating sites. Notwithstanding, it is key to provide as much certainty
as possible through the plan making progress, that deliverable and appropriate sites
are allocated for development.

Site Selection Process

8. We discuss in our site-specific section (below) the steps that were taken by BDL to
promote their various sites through the plan making process. We remain concerned
that, even though representations were made at the Deposit Plan stage, and that
WCBC have been aware of the various parcels for a number of years, the Former
Brymbo Steelworks sites (NSP30 and NSP056) were not considered or assessed prior
to the submission of the Deposit Plan for examination and the Sustainability
Appraisal was not updated accordingly. We consider the assessment of the sites to

be wholly inadequate.
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Former Brymbo Steelworks, Brymbo (the ‘site’)

°.

10.

11.

12.

For clarity, we have included the red line plan of the site at Appendix 1. This is
inclusive of NSP30 and NSP056.

WCBC set out that the site was not identified as a Candidate Site as it was not
submitted during the call for sites (November 2012 — February 2013) or as an
Alternative Site during the Preferred Strategy consultation (February — April 2016).
However, the site (including an up-to-date vision document) was submitted as part
of representations made to the Deposit Plan consultation (submitted in July 2018).
The site has been the subject of previous planning applications, it is allocated as a
regeneration site in the adopted plan and is primarily a brownfield site located
within the urban area. The site was not unknown to WCBC. WCBC were also aware
of the change in circumstances and BDL’'s revised masterplan prior to the
submission of the plan for examination in November 2018. WCBC were aware that a
mixed-use development was being promoted by BDL and that BDL is committed to

the delivery of the site.
WCBC had historically been aware of several parcels of land within the site.
a. BRY10CS and BRY15CS were promoted by BDL through the call for sites.

b. BRY10CS also benefitted from planning permissions (WCBC references:
P/2005/1484 and P/2005/1488) that have since expired as well as planning
permission for the erection of a primary school (WCBC reference: P/2017/0105)
which was secured in March 2017. Our representations to the Deposit Plan
consultation outlined that there was no viable employment interest in BRY10CS
due to several more attractive locations coming forward. WCBC were therefore

aware in July 2018 that the employment use was not deliverable.

c. With regard to BRY15CS, planning permission was granted for the erection of a
supermarket and small retail units and associated car parking in July 2014
(WCBC reference: P/2012/0816) and has also since expired.

WCBC outline on page 27 of WCEDO15A that “Policy EM3 provides sufficient
flexibility for alternative uses if evidence is submitted with an application to
demonstrate that there is no realistic prospect if the employment land coming
forward for business, industry or warehousing”. However, it is not pragmatic for

WCBC to proceed to with an employment allocation that is not deliverable based on
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13.

14.

15.

the lapsed permissions and representations from BDL to date, and for which there is
no evidence whatsoever to support its deliverability.

NSP030 was submitted as part of BDL’s representations to the Deposit Plan
Consultation. NSP030 sits outside of the current settlement boundary and has been
remediated and restored to agricultural land. However, it has historically been
extensively worked as part of the historic steelworks.  WCBC outline that
“development of the land would represent a significant and harmful encroachment
of development of urban form into the countryside and landscape surrounding
Brymbo”. A Landscape and Visual Impact Assessment (‘LVIA") was submitted as
part of the current planning application (WCBC reference: P/2019/0546) and
concluded that the proposed development can be accommodated without undue
adverse effects on landscape character and visual amenity. No comments have
been received from WCBC to articulate any disagreement with the findings of the
LVIA. Furthermore, no evidence to substantiate their conclusions on alleged
landscape harm has been put forward by WCBC or to counter BDL's professional
assessment. A copy of the LVIA is provided at Appendix 2.

WCBC is aware of BRYM024NUCS as there has been a series of planning applications
for residential development that have now lapsed in respect of that parcel.
Additionally, there is an area of brownfield land within the site (sitting south of the
eastern parcel of BRYMO024NUCS and north of the roundabout) with a lapsed
planning permission for the erection of a petrol filling station and retail facility
(WCBC reference: P/2014/0165). WCBC would have therefore been aware that this

was a brownfield site capable of being brought forward for development.

BDL has promoted the whole site through the LDP examination, which supports its
commitment to bring the site forward. WCBC refer to their positive policy approach,
as Policy EM3 (Alternative Use of Employment Land and Premises) which allows
employment land to be released for other purposes, and Policy SP2 (Location of
Development) and establishes the principle in favour of development (on the land
within the settlement boundary), where any constraints can be addressed. It is our
view that it is not a positive planning approach and that it is not appropriate to
allocate a site for a use in the LDP when there are no prospects of this use coming
forward. This is contrary to the strategic objectives within the LDP as it is not
positively planning for a development that would provide long awaited services and

facilities including a school, potential medical centre, retails units, small
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16.

17.

18.

supermarket, a pub/restaurant and green infrastructure to ensure connectivity

within the scheme and the wider Brymbo area.

In terms of positive planning WCBC should allocate the site for a mixed-use
development. WCBC has confirmed on the bottom paragraph of page 28 of
WCEDO15A that “Policy SP2 (Location of Development) directs new development
within defined settlement boundaries and employment areas and therefore
establishes that, subject to complying with other relevant Plan policies, residential,

community, employment and retail development would be acceptable in principle”.

Planning Policy Wales 10 (‘PPW10’) states at paragraph 3.52 that “planning
authorities should work with landowners to ensure that suitably located previously
developed sites are brought forward for development and to secure a coherent
approach to their development”. WCBC have not engaged with BDL through the
plan making progress to ensure a coherent approach to its planning or the best
outcome for the community. WCBC have been aware of the potential for this
brownfield site to come forward for a number of years but have not worked
proactively with BDL to ensure its delivery through the plan making process. The
benefits to the community of developing the site are overwhelming and should be
brought forward with local plan support. These benefits include:

e A new heart for Brymbo and sense of place through the wider development and

specifically the small district centre;
e A 2FE primary school;
e Up to 450 homes;

e Green infrastructure and public open space that provides links within the
development as well as to and from Upper and Lower Brymbo;

e A food store;

e Retail units;

e Public House/Restaurant; and

e Healthcare or other non-residential D1 use.

Even now, WCBC have only indicated support for the land within the settlement

boundary. NSPO056 is now included as a reserve site and we support WCBC's

assumption that it has the potential to deliver up to 350 dwellings. WCBC have no
5
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19.

20.

21.

evidence to substantiate their view that extending the settlement boundary to
include NSPO030 is inappropriate in landscape terms. A masterplan and LVIA have
been submitted as part of the planning application to support a sympathetic solution
to this landscape. Whilst we agree the site is greenfield, other greenfield sites have
been allocated elsewhere in the plan, and NSP030 is not located within a green
wedge (previously referred to as green barrier). The position of the site outside of
the development boundary cannot in and of itself be reason for refusing to allocate
it.

WCBC also raise in WCEDO15A that the current planning application (WCBC
reference: P/2019/0546) for the site does not, and would not, address the capacity
constraints at Junction 4 of the A483 and that Welsh Government have directed that
permission should not be granted. We are in discussions with Welsh Government
(supported by WCBC) and have requested further information as to how they
consider the proposed development could adversely affect the safe operation of the
junction. Analysis of predicted queues demonstrates that queues on the slip roads
are not anticipated to extend back to the mainline and can be contained wholly
within the extent of the existing slip roads, in fact additional queues on the slip
roads are minimal with most traffic routing into and out of Wrexham on the A525.
Whilst queues are predicted to extend on the A525 approaches, this will not impact

on the safe operation of Junction 4 or impede the flow of traffic on the A483.

In terms of placemaking, bringing forward NSP030 and NSP056 together provides a
comprehensive approach with NSP030 providing additional green infrastructure and
extensive public open space to the benefit of the whole community. With regard to
traffic generation, there are already consented trips through previous planning
applications that provide a ‘trips envelope’ and must have already been built into
the modelling assumptions. It can’t be the case that the site can generate
additional traffic as it is already built in. The emphasis on placemaking, green
infrastructure and pedestrian accessibility means that significant supporting social
infrastructure will be provided on site and consequently meaning fewer trips will

actually be generated.

We are awaiting an update from the Welsh Government regarding the modelling and
what capacity (from previous unimplemented consents) already forms part of their

modelling work.
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Former Brymbo Steelworks, Brymbo (the other sites)

22.

23.

24,

BRYMO25NUCS has a resolution to grant (WCBC reference: P/2019/0354) for
residential development of 18 social housing dwellings, which is subject to a Section

106 Agreement.

BRY13CS has outline planning permission (WCBC reference: P/2016/0626) for
residential development. A Section 73 Application has been submitted (WCBC
reference: P/2020/0059) to extend the timeframe for the submission of a reserved
matters application however there is significant developer interest in the site. We
would propose that this site be included as an allocated site rather than a

committed site given that the S73 application remains undetermined at this time.

WCBC refer to BRY11CS, which received planning permission for residential
development under WCBC references P/2013/0427 and P/2016/0628. The ability to
submit Reserved Matters under P/2016/0628 expired in August 2019.
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Wrexham Local Development Plan Examination

Wednesday 11 March 2020 at 9.30
Wrexham Memorial Hall

Hearing Agenda
NB This agenda should be read in conjunction with the inspectors’ note on
post hearings issues!

Matter 3 Housing Provision

Key Issues:

Is the amount of housing provision set out in the LDP realistic and
appropriate and is it founded on a robust and credible evidence
base? Will it achieve the relevant objectives of the LDP in a
sustainable manner consistent with national policy?

Have relevant alternatives been considered; is the identification of
the housing sites based on a robust and rational site selection
process? Are the sites deliverable within the plan period and will
they make an appropriate contribution towards the housing
requirement? Are the policies for the housing sites clear and
reasonable?

1.Housing requirement
i. Latest projections v key evidence
ii. Reliance on latest projections
iii. Consistency with LDP’s strategic objectives
iv. Consistency with the draft National Development Framework

2.Housing supply/delivery
i. Additional evidence on committed sites and delivery
ii. Flexibility allowance

iii. Evidence of delivery by development industry

3.Housing site selection process
i. Implementation of site selection methodology
ii.  Evidence of consistency in decision making
iii.  Weight given to spatial strategy and settlement hierarchy
iv.  Consideration of alternatives in SA
v. Use of SA in selecting sites
vi.  Sites on Council’s reserve list — status, consultation, SA
vii.  Identification of reserve sites; other potential sites

1 INSP0O19A



viii.  Sites submitted at Deposit stage
ix.  Other potentially significant sites

4.Former steelworks, Brymbo
i. Lack of identification as candidate sites
ii. Lack of assessment of whole area
iii.  Potential for strategic, site-specific policy for wider site
iv.  Consistency of current approach with strategic objectives.

5.Action points and matters arising

SEW/MH Jan 2020
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Archwiliad Cynllun Datblygu Lleol Wrecsam 2013-2028 (CDLI)
Wrexham Local Development Plan 2013-2028 (LDP) Examination

Arolygydd/Inspector: Sian Worden: BA DipLH MCD MRTPI
Arolygydd/ Inspector: Melissa Hall: BA(Hons) BTP MSc MRTPI

Swyddog Rhaglen/Programme Officer: Kerry Trueman

Mr Lawrence Isted

Chief Officer Planning and Regulatory Services
Wrexham County Borough Council

Guildhall

Wrexham

LL11 1AY

7™ May 2020

Dear Mr Isted

Thank you for your response of 27 April 2020, we are pleased to see that progress is being
made to hopefully resolve our concerns.

It is not our intention to respond to every matter you address in your letter, but simply to
query that with which we have ongoing concerns in relation to the approach outlined for the
revised site selection process.

We consider that it would be premature at this juncture, i.e. before the revised assessment
has been carried out, to make assumptions about the size of site that is likely to be available
following site selection and whether that would result in the allocation of 1 or more sites. Any
decision as to how many sites to take forward to allocation should be made on the basis of
the sites that progress beyond Stage 4. Only at this point should a well-considered and
logical case be made for allocating 1 or more sites, taking into account the identified need
and how supply can be best managed, the preferences of the Gypsy and Traveller
community as identified in the GTAA and national guidance in respect of this matter. In any
event, such a decision should be fully justified in your submissions.

In your sequential approach, you have outlined a ‘site details’ section followed by 4 key
stages. You have stated that, in that former section, details of the proximity to settlements
would be shown i.e. whether the site lies within, partially within, adjacent to or outside
settlement boundaries. We understood from our previous correspondence that you were
intending to consider the sequential approach (recognising that Paragraph 38 of the Circular
gives priority to sites within or adjacent to settlements — the sequential approach — rather
than on the basis of proximity to services alone) as well as proximity to services. We are
thus of the view that the information in respect of the proximity to settlements must be used
in a meaningful way if it is to inform the outcome as to which sites are sequentially
preferable. Whilst we do not take issue with the inclusion of this information in the site details
section, it is not yet clear from your correspondence how, where and when this would be
measured or quantified so that it contributes to the assessment of site suitability.
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You should therefore ensure that the means by which this factor would be assessed is
clearly outlined, understood and consistently applied.

You have indicated that the additional work would take approximately 3 months to complete,
circumstances permitting due to Covid-19. With this in mind, we have decided that the most
appropriate course of action would be to suspend the Examination for the period from
Monday 1 June 2020 to Monday 31 August 2020 accordingly. If it becomes clear to you that,
due to the current restrictions or other matters, you will need more than 3 months to
complete this work please inform us immediately and we can consider whether to extend the
suspension.

Once we are in receipt of the additional work, it would be our intention to decide on the next
course of action as appropriate including the nature and extent of any consultation with
interested parties.

We hope that the matters set out above are clear. However, should you require clarification
of any the issues identified or have other queries please do not hesitate to contact us
through the programme officer.

Yours sincerely

Sian Worden Melissa Hall

Inspector Inspector



