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1.0 INTRODUCTION

11

12
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1.4

1.5

1.6

17

Ipsen Biopharm Ltd are applying for planning permission for the erection of a 3 storey office
building with secondary packing area on the ground floor. Ground floor also contains storage &
dispatch areas. The new building will be built on the footprint of the existing Unit 55 that is to be
demolished under planning permission P/2017/0305. The rear car-park will be replaced with a
new service yard and there will be ancillary landscaping throughout including amendment to
existing entrance at Ipsen Biopharm, Ash Road North, Wrexham Industrial Estate, Wrexham,
LL13 9UF.

Following the enactment of the Planning (Wales) Act 2015 (the Act) the requirement for pre-
application consultation on major development schemes was implemented. This includes single
buildings of 1,000sgm of floor space or more. Therefore our client’s proposal falls under this
requirement.

This Pre-Application Consultation Report (PAC Report) has been prepared by Lovelock Mitchell Architects
on behalf of Ipsen Biopharm Limited (the Applicant) and sets out how the Applicant has complied with
their duty to carry out pre-application consultation on the proposed scheme at Wrexham.

The requirement to carry out pre-application consultation falls under Section 17 of the Act'and the Town
and Country Planning (Development Management Procedure) (Wales) Order 2012 (DMPWO) as amended
by the 2016 Order2. Guidance on carrying out the pre-application consultation requirements within the
Act has been provided by the Welsh Government set out in Article 1 of the Town and Country Planning
DMPWO (Amendment) 2016 ‘Guidance on Pre-application Consultation®.

These documents have shaped the consultation approach to ensure that all elements of the legalisation
and guidance have been met when carrying out pre-application consultation.

This Report sets out how the consultation activities carried out comply with the requirements of the Act.
As well as a summary of the consultation responses received, what category of consultee there were
received from and how the responses received have been taken into account to shape the final scheme
submitted.

The detail in this Report shows that consultation carried out with the local community and stakeholders
has been timely, meaningful, effective and complaint with the requirements.

1 http://www.legislation.gov.uk/anaw/2015/4/pdfs/anaw 20150004 en.pdf

2 http://www.assembly.wales/laid%20documents/sub-Id10539/sub-Id10539-e.pdf

3 http://gov.wales/topics/planning/policy/dear-cpo-letters/new-development-managementprocedures/?lang=en
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2.0CONSULTATION REQUIREMENTS & APPROACH

Compliance with consultation requirements

21 The requirement to carry out pre-application consultation falls under Section 17 of the Act4.To show how
the consultation activities carried out by the Applicant complies with the legalisation and guidance a series
of tables are provided at Appendix 1. These tables set out in detail how the Applicant has complied with
each of the following:

The statutory requirements of Section 17 of the Act ‘Requirement to carry out pre-application
consultation” where ‘the applicant must carry out consultation on the proposed application in
accordance with subsections (3) and (4).

The Town and Country Planning DMPWO (Amendment) 2016 Part 1A ‘Requirement to carry out pre-
application consultation 2B".

The Guidance set out in Article 1 of the Town and Country Planning DMPWO (Amendment) 2016
‘Guidance on Pre-application Consultation’.

Statutory consultation activities

22 Statutory consultation under the relevant requirements and guidance took place in October / November
2016. A summary of the activities that took place are set out below.

Placing site notices

23 The Applicant is required to place site notices (in English and Welsh) in at least one place on or near the
land to which the proposed application relates for public viewing for no less than 28 days.

24 A site notice was created in line with ‘Schedule 1B: Publicity and Consultation before applying for Planning
Permission Notice under Articles 2C and 2D’ - Town and Country Planning DMPWO'. A copy of the notice
is provided at Appendix 2.The notice was provided in both English and Welsh.

25 The notice was displayed on 15" June and remained there until 21t July. This provided a 30 day viewing
period of the notices, exceeding the 28 day minimum period.

26 The notice was placed at main entrance of the site as shown on Figures 1 below
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2.7 The location of the displayed site notices is illustrated in Figure 2 below.

Figure 2 — Images of displayed site notices

Pre-Application Consultation Report - Ipsen Biopharm, Wrexham Industrial Estate Page 5 of 34



LOVELOCK MITCHELL
ARCHITECTS

SIPSEN

Innovation for patient care

Pre-Application Consultation Report

Notify owners or occupiers

2.8 The Applicant must notify any owner or occupier of land adjoining the application site via a letter. A total
of 203 owners and occupiers were identified and are listed in Appendix 3.

Consult with 'community' and 'specialist' consultees
210 The Applicant must notify all 'community' and 'specialist’ consultees of the consultation via a letter.

211 Community consultees comprise of each community council in whose area the proposed development
would be situated; and/or each councillor (local member) representing an electoral ward in which the
proposed development would be situated.

212 The following is a list of the relevant councillors that were contacted as discussed with the planning
department of Wrexham County Borough Council.

Mr Stephen Nott (Clerk), Woodbank Cottage, Pontysyllte, Llangollen, LL20 7YR.

Mr Michael Morris, Denverra, Sun Lane, Bowling Bank, Wrexham, LL13 9RW

213 These councils and councillors identified above are therefore considered as the ‘community consultees’
and were provided a cover letter explaining the development and where they can view the relevant
documents. This was distributed to consultees on 19 June in hard copy through the post and electronically
via an email. A copy of the cover letter is provided at Appendix 5.

214 The Applicant must consult with ‘specialist consultees’ who comprise the list of consultees in Schedule 4
to the Town and Country Planning DMPWO as amended by the 2016 Order5.

215 The relevant specialist consultees are decided through development description tests. The specialist
consultees consulted with as part of this pre-application consultation included:

Wrexham Borough County Council
Wrexham Council - local highways
Coal Authority

The Natural Resources Body for Wales
Dwr Cymru Welsh Water

Dee Valley Water

216 The specialist consultees were provided a cover letter explaining the development and where they can
view the relevant documents
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Provide a postal address and email address

218

2.19

The Applicant must provide a postal and email address for the submission of any comments by
consultees. During the consultation period consultees were able to submit their comments using the
following methods

Lovelock Mitchell Architects,
3 Stanley Street

Chester

CH1 2LS

A dedicated email address at ed.mortell@lovelockmitchell.com

Through the project website at:-
https://lovelockmitchell.sharepoint.com/Shared%20Documents/Forms/Allltems.aspx?FolderCTID=0
x0120007FCCI9BDE5S9FEC4439BDC15479192EB51&id=%2FShared%20Documents%2Flpsen%20Unit
%2055%2FPre%20Application%20Consultation

These details were provided to all consultees through the site notices and on the distributed letters

Provide a copy of the draft planning application

220

221

222

224

The Applicant must provide a copy of the draft planning application documents and any relevant
supporting information for public viewing. As part of the consultation the following draft application
documents were provided:

Draft Application Form

Design and Access Statement

Plans and Drawings

Site Location Plan

Proposed Layout

Flood Consequence Assessment & Outline Surface Water Drainage Strategy
Transport Statement

Ecology Report

Tree Report

The guidance encourages Applicants to make this information available for viewing online, and make
provision to those without internet access by identifying a public building where computer facilities are
made available.

A consultation website was hosted at:-
https://lovelockmitchell.sharepoint.com/Shared%20Documents/Forms/Allltems.aspx?FolderCTID=0
x0120007FCCI9BDE5S9FEC4439BDC15479192EB51&id=%2FShared%20Documents%2Flpsen%20Unit
%2055%2FPre%20Application%20Consultation. This provided a downloadable copy of each draft
application document and a feedback facility for viewers to leave their comments. A screenshot of the
website is provided at Appendix 8.

Those without internet access were directed to use the computer facilities available at Wrexham Library
Rhosddu Road, Wrexham, LL11 1AU
The library address and opening times were displayed on the site notice.
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3.0 FEEDBACK RECEIVED AND APPLICANT'S RESPONSE

31 This Chapter sets out the consultation responses received during the pre-application consultation,
details the category of consultee and how the Applicant has considered the responses received. These
responses include those received during the consultation period.

Specialist consultees

32 Responses received from those considered as specialist consultees is summarised below. A copy of the
full responses is provided at Appendix 9.

e Environment & Planning Wrexham Council ref:- Pre/2017/037

Applicant’s Response

Please see attached document - V-R6472/FRA - DS. This document supersedes the previous document V-

R6472-FCA-DS Drainage Strategy — Ver 1

e The Natural Resources Body for Wales - Ref CAS - 35192 - K9HO

Applicant’s Response

Please see attached revised document - 2175-01-TSO1c - Transport Statement
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4.0 CONCLUSION

41

4.2

43

4.4

4.5

Ipsen Biopharm Ltd are applying for planning permission for the erection of a 3 storey office building with
secondary packing area on the ground floor. Ground floor also contains storage & dispatch areas. The new
building will be built on the footprint of the existing Unit 55 that is to be demolished under planning
permission P/2017/0305. The rear car-park will be replaced with a new service yard and there will be
ancillary landscaping throughout including amendment to existing entrance at Ipsen Biopharm, Ash Road
North, Wrexham Industrial Estate, Wrexham, LL13 9UF. This is considered as major development under
the Planning (Wales) Act 2015 (the Act) and therefore, the proposed development falls under the
requirement for pre-application consultation.

This PAC Report sets out the pre-application consultation activities undertaken, the consultation
responses received and how the Applicant has taken these responses into account.

Each consultation response received has been responded to in Chapter 3 of this Report with revised and
new documentation. The Applicant took great care to analyse and give detailed consideration to all
feedback received and this Report show how the feedback received has been responded to. As a result of
the consultation no significant changes have been made to the proposed plans.

It can be considered that the pre-application consultation undertaken with the local community and
stakeholders has been timely, meaningful and effective. The requirement to consult has been satisfied.

There have been minor changes to the building since the consultation period and have occurred as part of
the detailed development of the scheme these include the following:-

- Height of building has been altered to match the adjacent unit 12.
- New metal mesh cladding to rear as a barrier to hide plant equipment that is situated on the first floor

- Internal layout has been developed however the uses are still the same.
- Ground floor footprint of the building has increased by 23.5 m?

Pre-Application Consultation Report - Ipsen Biopharm, Wrexham Industrial Estate Page 9 of 34



SIPSEN

Innovation for patient care

LOVELOCK MITCHELL
ARCHITECTS

Pre-Application Consultation Report

5.0 APPENDIX 2: SITE NOTICE UNDER SCHEDULE 1B

Proposed UNIT 55 - Ipsen Biopharm

SCHEDULE 1B: PUBLICITY AND CONSULATION BEFORE APPLYING FOR
PLANNING PERMISSION NOTICE UNDER ARTICLES 2C AND 2D — Town and
Country Planning {Development Management Procedure) (Wales) Order 2012

This notice providas the opportunity to comment
directly to the dewloper om a proposad
dewelopment prior to the submission of a
planning application to Wraxham County
Borowgh Coumcil. Any subsequent planming
application will be publicizad by the Local
Planning Authority; any comments provided in
responsa to this notice will not prjudice your
ability o make representations to Wrexham
County Borough Council on any relatad planning
application. You should note that any comments
submitiod may ba placad on the public fila.

Proposed development — Ipsan Biopharm.
Soo site plan layout on the map to the right.
Proposal: Motica is hersby given that Ipsan
Biopharm is intanding to apply for full planning
permissicn for the Construction of new Unit 55
offica / manufacturing building with associatod
car parking, and landscaping.

You may inspect copies of:

The proposad application
Tha plans; and
Other supporting documentation

Online at:

” ; | ; /1 A
Sipuestscoess sape Holderid- 1 caba 065394003
P EC0cH gt Ae B0 R authkey-Afu bW KV QRN
MitFe xXriw

Computer facilities ar available to view this
information online at

Wrexham Library

Rhosddu Road

Wrexham

LL11 1AU

library @wrexham.gov.uk

01978 282090

Duwring the hours of:

Monacay 09.30- 18.00
Tuasday 09.30- 19.00
Wadnesday 09.30- 18.00
Thursdey 09.30- 18.00
SIPSEN

Friday 09.30- 18.00
Salurday 09.30—16.00

Anyone who wishes to maka mprasentations
about this proposal mustwrite to the developer
no later than 16 July, 2017

‘| By post to:

Lovalock Mitchell Architects
3 Stanley Street,
CH1 2LS

“% By email: via the wabsite given on the
laft

You should note that any commant may ba
placad on the public file

1Ty 1=
Cn behal of Lovelock Micholl Ardhiie cis

Data: 16" June, 2017

LOGWELCCH MITCHELL
ARCHITECTS
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Proposed UNIT 55 — Ipsen Biopharm

SCHEDULE 18: PUBLICITY AND CONSULATION BEFORE APPLYING FOR
sl PCRIMISSION NOTICE UNDER ARTICLES 2C AND 2D - Town and
Country Planning (Development Management Procedure) (Wales) Order 2012

This notice provides the opportunity to comment Friday
directly to the developer on a proposed Saturday
development prior to the submission of a

planning application to Wrexham County

Borough Council. Any subsequent planning
application will be publicised by the Local

Planning Aulhorily; any comments provided in

response to this notice will not prejudice your

ability to make representations to Wrexham

County Borough Council on any related planning

application. You should note that any comments

submifted may be placed on the public file,

Proposed devel — Ipsen Biopharm.

See site plan layout on the map 1o the right.
Proposal: Notice is hereby given that Ipsen
Biopharm is intending to apply for full planning
Pmlﬂ/dbﬂr‘:;[(m Construction of new Unit 55
office | manufacturing buiding associated
car parking, and xamwm‘f v

g o ropreseEoT
You may inspect copias of; Anwhﬂ‘“"”‘“:.:;.m mwd,,.we'
® proposeq “about this proposal 2017
T s o 1o later than 177 Jul¥:
©Oher supporting documantation
Online at.

3 Stanley Sireet
CH12LS
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6.0APPENDIX 3: IDENTIFIED OWNERS AND OCCUPIERS

Names & Addresses

Solvay Unit 4, Abenbury Way, Wrexham Industrial Estate, LL13 9UZ
Wholebake Limited | 41a Abenbury Way, Wrexham, LL13 9UZ
Hauch Group Ash Road North, Wrexham Industrial Estate, LL13 9UG
Betts Plastics, Ash Road North, Wrexham Industrial Estate, LL13 9]T.
Proserve 12 Ash Road North, Wrexham Industrial Estate, LL13 9|T

F1 Real Estate

Canal Mill, Botany Brow, Chorley, Lancashire, PR6 9A

Letter drop to all units in the adjoin areas approximately 10 locations

Pre-Application Consultation Report - Ipsen Biopharm, Wrexham Industrial Estate
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7.0 APPENDIX 4: OWNERS AND OCCUPIERS LETTER

Solvay

Unit 4, Abenbury Way,
Wrexham Industrial Estate,
LL13 9UZ

Date: Thursday 15™ June 2017

Dear Owner / Occupier

Re: Planning Application for the proposed new Unit 55 building at Ipsen Biopharm, Wrexham
Industrial Estate. — Publicity & Consultation before applying for Planning Permission under articles
2C & 2D of the Town & Country Planning Order 2012 as revised 2016:-

We write to notify you that an application has been prepared in accordance with Article 1 of the
Town and Country Planning (Development Management Procedure) (Wales) (amendment) Order
2016 and confirm as from 19t June we will be entering into the 28 day pre application consultation
period. The notice provides an opportunity to comment directly to the developer (Wales & West
housing), on the proposed development at Ipsen Biopharm, Ash Road North, Wrexham Industrial
Estate, LL13 9UF.

Your comments will be treated confidentially and we encourage you to provide any observations
you have. The consultation period of 28 days covers a period prior to the submission of a full detailed
planning application.

We have set up a Web Page for public viewing (which is now live:
https://lovelockmitchell.sharepoint.com/ layouts/15/guestaccess.aspx?folderid=1caba906539ff4093b72f50cf
1dd54e55&authkey=AfubWxKVg5Ni-NiZe xXrlw), which contains the proposed scheme designs,
upcoming public events, and a questionnaire to record representations from anyone accessing the
page. The page will be populated with the drawings & documents that we will be submitting for
planning.

Scheme Details:-

A. Proposed development at Ipsen Biopharm, Ash Road North Wrexham Industrial Estate, LL13
9UF.

B. | give Notice that Ipsen Biopharm are conducting a 28-Day public Consultation Period
commencing on the 19™ June 2017 prior to full detailed planning application for the
following scheme.

C. The construction of a 3 storey office building with secondary packing area, storage &
distribution inclusive of signage, service yard & landscaping.

D. The plans, supporting design & relevant documents & application document can be found at
the following web-page:-

Pre-Application Consultation Report - Ipsen Biopharm, Wrexham Industrial Estate Page 13 of 34
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https://lovelockmitchell.sharepoint.com/ layouts/15/questaccess.aspx?folderid=1caba906539f{4093b
72f50cf1dd54e55&authkey=AfubWxKVag5Nf-NtZe xXrlw)

E. If you would like to representations about the proposed development please contact LMA

directly by post or email:-

Contact - Ed Mortell

Address - Lovelock Mitchell Architects,
3 Stanley Street
Chester
CH1 2LS

Email:- Ed.mortell@lovelockmitchell.com
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8.0APPENDIX 5: COMMUNITY CONSULTEE LETTER

Mr Stephen Nott (Clerk),
Woodbank Cottage, Pontysyllte,
Llangollen, LL20 7YR.

Date: Thursday 15 June 2017
Dear Mr Nott,

Re: Planning Application for the proposed new Unit 55 building at Ipsen Biopharm, Wrexham
Industrial Estate.

We write to notify you that an application has been prepared in accordance with Article 1 of the
Town and Country Planning (Development Management Procedure) (Wales) (amendment) Order
2016 and confirm as from 19 June we will be entering into the 28 day pre application consultation
period.

The association has set up a Web Page for public viewing (which is now live:
https://lovelockmitchell.sharepoint.com/ layouts/15/guestaccess.aspx?folderid=1caba906539ff4093b72f50cf
1dd54e558&authkey=AfubWxKVg5Nf-NtZe xXrlw), which contains the proposed scheme designs,
upcoming public events, and a questionnaire to record representations from anyone accessing the
page. The page will be populated with up to date information throughout the 28-Day Consultation
period.

Scheme Details:-

A. Proposed development at Ipsen Biopharm, Ash Road North Wrexham Industrial Estate, LL13
9UF.

B. | give Notice that Ipsen Biopharm are conducting a 28-Day public Consultation Period
commencing on the 19™ June 2017 prior to full detailed planning application for the
following scheme.

C. The construction of a 3 storey office building with secondary packing area, storage &
distribution inclusive of signage, service yard & landscaping.

D. The plans, supporting design & relevant documents & application document can be found at

the following web-page:-
https://lovelockmitchell.sharepoint.com/ layouts/15/questaccess.aspx?folderid=1caba906539f{4093b
72f50cf1dd54e55&authkey=AfubWxKVg5N{-NtZe xXrlw

E. If you would like to representations about the proposed development please contact LMA
directly by post or email:-
Contact - Ed Mortell
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Address - Lovelock Mitchell Architects,
3 Stanley Street
Chester
CH1 2LS

Email:- Ed.mortell@lovelockmitchell.com
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9.0APPENDIX 7: SPECIALIST CONSULTEE LETTER UNDER SCHEDULE 1C

Welsh Water
Developer Services
PO Box 3146
Cardiff, CF30 OEH

Date: Thursday 15™ June 2017

Dear Owner / Occupier

Re: Planning Application for the proposed new Unit 55 building at Ipsen Biopharm, Wrexham
Industrial Estate. — Publicity & Consultation before applying for Planning Permission under articles
2C & 2D of the Town & Country Planning Order 2012 as revised 2016:-

We write to notify you that an application has been prepared in accordance with Article 1 of the
Town and Country Planning (Development Management Procedure) (Wales) (amendment) Order
2016 and confirm as from 19t June we will be entering into the 28 day pre application consultation
period. The notice provides an opportunity to comment directly to the developer (Wales & West
housing), on the proposed development at Ipsen Biopharm, Ash Road North, Wrexham Industrial
Estate, LL13 9UF.

Your comments will be treated confidentially and we encourage you to provide any observations
you have. The consultation period of 28 days covers a period prior to the submission of a full detailed
planning application.

We have set up a Web Page for public viewing (which is now live:
https://lovelockmitchell.sharepoint.com/ layouts/15/questaccess.aspx?folderid=1caba906539ff4093b72f50cf
1dd54e55&authkey=AfubWxKVg5Ni-NiZe xXrlw), which contains the proposed scheme designs,
upcoming public events, and a questionnaire to record representations from anyone accessing the
page. The page will be populated with the drawings & documents that we will be submitting for
planning.

Scheme Details:-

A. Proposed development at Ipsen Biopharm, Ash Road North Wrexham Industrial Estate, LL13
9UF.

B. | give Notice that Ipsen Biopharm are conducting a 28-Day public Consultation Period
commencing on the 19™ June 2017 prior to full detailed planning application for the
following scheme.

C. The construction of a 3 storey office building with secondary process area, storage &
distribution inclusive of signage, service yard & landscaping.

D. The plans, supporting design & relevant documents & application document can be found at
the following web-page:-

Pre-Application Consultation Report - Ipsen Biopharm, Wrexham Industrial Estate Page 17 of 34
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https://lovelockmitchell.sharepoint.com/ layouts/15/questaccess.aspx?folderid=1caba906539f{4093b
72f50cf1dd54e55&authkey=AfubWxKVag5Nf-NtZe xXrlw)
E. If you would like to representations about the proposed development please contact LMA

directly by post or email:-

Contact - Ed Mortell

Address - Lovelock Mitchell Architects,
3 Stanley Street
Chester
CH1 2LS

Email:- Ed.mortell@lovelockmitchell.com

Should you require any further or additional information please do wish not hesitate to contact the
undersigned

Pre-Application Consultation Report - Ipsen Biopharm, Wrexham Industrial Estate Page 18 of 34
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10.0 APPENDIX 8: CONSULTATION WEBSITE

[ Download contact detail x / B> Lovelock Mitchell Archit= X (& Stephen Nott llangollen X

)2EB518id

ES9FEC4439BDC154

& C' | @ Secure | https://lovelockmitchell.sharepoint.com/Shared%20Documents/Forms/Allltems.aspx?FolderCTID=0x0120007F

Office 365

Lovelock Mitchell Architects Portal

New folder Upload ~ 4 Download = All Documents Y
P 2

©

Pre Application ... Drawings
Information
IPUS5_XX_XX_DR_A_1000_PO1_Location Plan.pdf June Tyee
Folder
IPUS5_XX_XX_DR_A_1001 P01 Site Plan as Existing.pdf
Modified
June 15

IPU5S5_XX_XX_DR_A_1002_P01_Site Plan as Proposed.pdf

IPUS5_XX_XX_DR_A_1003_PO1_Site Plan - Proposed Associated Extern.. Neil Maddocks

IPUS5_XX_XX_DR_A_1004_P01_Site Plan - Proposed Additional Car Par..

IPU55_XX_XX_DR_A_2001_P01_Level 00 - Proposed Ground Floor Plan...

IPU55_XX_XX_DR_A_2002_P01_Level 01 - Proposed First Floor Plan.pdf

IPUS5_XX_XX_DR_A_2003_P01_Level 02 - Proposed Second Floor Plan.. leil Maddocks

IPUS5_XX_XX_DR_A_2004_P01_Level 03 - Proposed Roof Plan.pdf

IPU55_XX_XX_DR_A_2005_P01_Proposed Sections.pdf

IPU55_XX_XX_DR_A_2006_P01_Proposed Elevations - Sheet 1.pdf June 15

IPUS5_XX_XX_DR_A_2007_PO1_Proposed Elevations - Sheet 2.pdf June 15 Neil Maddocks

WM-008-05-02-0080_1_ Sheet 01.pdf Neil Maddocks

WM-008-05-02-0080_1_ Sheet 02.pdf Neil Maddocks

WM-008-05-02-0080_1_Sheet 03.pdf June 16 Neil Maddocks

1444 ||

11/07/2017

=RT
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11.0 APPENDIX 9: CONSULTEE RESPONSES

11.1 Environment & Planning — Wrexham Council.

Pennasth yr Amgyichedd & ChynilnisHead of Environment and Planning

Lawrence |stad

D Flordd yr Abaty, Ystad Ddwydiannol Wecsam, Wrecsam LL13 9PW wrexham
Abtiery Road South, Wrasham Industis! Estate, Wresham LL13 SPW e

Fiin/Tal: 01975 268988 BT Texd Phone: (4978 202067
WIRALRTECEAMLgOY.uK W wrnaham, gov.uk

Lovelock Mitchell Architects

3 Stanley Street PRE/2017/037
Chester Eich Cyf/Your Ref 28" June 2017
CH12LS Ein Cyf/Our Ref Mr P Paimer
Dyddiad/Date 0978 FZO68E
Gofynner amiAsk for phil. palmerwrexharm.gov.uk
Rhif Union/Direct Dial
E-bostE-mail
FAQ: Ed Maortel
Dear Sir

ipsen Biopharm, Ash Road Morth, Wrexham Industrial Estate, Wraxham.
Proposed new Unit 55 Building.

I refer to your email / DMO Consultation dated 22/06/2017 In respect of the above,

Access
The proposed development site is located on Ash Road Morth which is an unclassified road subject to
a 40mph spesd limit.

fAny proposed | exdsting accesses would normally be required o provide visibility splays of 2.4 x 120m
in both directions measured to the nearside edge of the adjoining highway,

The two main accesses to consider which are both located on Ash Road Morth would appear to be
the access located immediately north of the proposed unit 56 building and the access on the opposite
side: of the road localed immediately south of the Ash Rd Morth / Ash Rd South |unction.

Northerhy Actess (norih of osed unit 55 buildi

The existing access is 7.7m wide and takes the form of a dropped kerb vehicular access. The access
is surfaced with hard bound materials and is gated at 4.1m behind the adjoining carrizgeway. Visibilily
from the existing access is adequate providing splays in excess of 2.4 ¥ 120m in bath directions
measured to the nearside edge of the adjoining highway. This existing access curenthy appears to be
closed up and unused,

I understand that il is proposed to widen this access to approximately 8.6m to accommedate up to
16.6m long HGVs in the new service yard area alongside the proposed unit 55 building. T
subrmitted swept path detalls satisfaclorily demonsirate how such vehicles will enter, lum and exit the
site in this location. The submitted layout plan (drg. Mo, IPUSS-LMA-X00X0-DR-4-1003 Rev PO1}
appears to indicate a revised splayed access in this location, | would recommend that the access
is modified to incorporate standard 15m kerb radii. Appropriate dropped kerbs | tactles will be

required across the new access.,

FUAT [T CromA R QNAROMNOAT (o BTG,
e o el | oty aboddaed P Syrreeg ao o (ks T I TR & Ui daal

v welcnme comeanongRon de Frisksh
hﬂmh“mhwﬂmﬂﬂdwmmw
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The proposed barrier is located approximately 18m behind the adjoining carriageway which is
considered accaptable.

The applicant will need to enter into an agreement with the Council under Saction 278 of the
Highways Acl 1980 so that the proposed access and footway can be tied into the existing adopted
highweay.

| would recommend that further information is provided in respect of anticipated daily HGV

movements through the proposed access including how many HGV's will be on site at any one
time and detalls of whene thay will park clear of the adjoining highway

Acceas (opposite side of road located immediately south of Ash Rd Morth [ Ash Rd South junction).

The existing access is 5.7m wide, surfaced with hard bound materials and Is gated approximately
12m behind the adjoining carriageway.

I understand thal this access serves an exisling warehouse operated by Progerve where HGVE and
staff vehicles park in the existing car park. Ideally, any getes should be erected a minimum distance
of 20m behind the adjoining carmageway whera larger HGVS are invalved,

Visibilty from the main access serving the developmenl site is adequate in bath directions providing
Splays in excess of 2.4 x 120m in bath directions measured to the nearside edge of the adjoining

highway.

It i unchear as o whether vehicles assoclaled with Ipsen Biopharm use this access for antry enly and
access al the adjoining Proserve Unit located further south along Ash Road Norih - Please clarify
this issua.

There would appear to be some degres of pedestrian provision / separation within the existing car
park to avaid conflict with HGVs ( stafl vehicles. The submitted Transport Staternent appears to
indicate that staff  visitor access to the replacement unit 55 from the public highway network /
Proserve car park would continue via the northern most belimouth access point, | assume that this i
the northerly access, north of proposed unit 55 building described above.

In terms of footway provision | pedesirian facilifies betwesn the car park and development site, |
comment as follows:-

Existing footway provision from the shared Proserve Site car park Is imited, There is potantial for &
total of 124 cars to park in the Proserve car park with pedestrians having 1o walk to the proposed
development (and existing units) on the opposite side of Ash Road Morth (40mph speed limil) which
i5 not idaal.

I would therefore recommend that the applicant carmies out a “‘pedestrian / vehicle survey” along this
section of Ash Road Morth to assess the potential requirement for improved crossing provision le/

pedestrian refuge, zebra crossing elc.

The footway on the northern side of the car park access terminates where it meets Ash Road South,
Ewven if the abave survey does not indicate the requirement for any significant crossing facility, | would
recommand that a 2.0m wide foatway i& constructed al this point a short distance Inlo Ash Road
South which provides crossing peints (dropped kerbs | tactiles) at the narrowes! section of the
carriageway across Ash Road South. | would recommend that dropped kerb erassing points are
provided across Ash Road Morth atf a suitable loeation north of the main access | south of proposed
unit 55 to faciitate.
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You are adwised that the above comments are those of an officar of the councll and do not commit
the Council in any way with regard to the determination of any formal planning application that may
be submitted. You are also advised that the above comments lake account of palicies and guidance
adapted by the Council at the present time and which remain opan to continuous review.

Yours farthfully

Service Manager Environment
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11.2 The Coal Authority:-

200 Lichfield Lane

3 B Mansfield
AN Nottinghamshire

NG18 4RG
The Coal T: 01623 637 119
AUthOI’Ity E: planningconsultation@coal,gov.uk

) ) . www.gov.uk/coalauthority
Resolving the impacts of mining

Mr Ed Mortell

Lovelock Mitchell Architects

[By Email: Ed.mortell@lovelockmitchell.com]

12 July 2017

Dear Mr Mortell

Town and Country Planning (Development Management Procedure) (Wales) Order 2012 (as amended

2016)

Publicity & Consultation before applying for planning permission under articles 2C & 2D

Proposed new Unit 55 building at Ipsen Biopharm, Wrexham Industiral Estate

Thank you for your consultation letter of 15 June 2017 seeking the pre-application views of the Coal
Authority on the above.

| have checked the site location plan against our coal mining information and can confirm that the
proposed development site is located outside of the defined coalfield.
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Accordingly, there is no requirement to submit a Coal Mining Risk Assessment in support of a planning
application for the redevelopment of this site. The Local Planning Authority will not consult the Coal
Authority on any planning application for this site.

Yours sincerely

D Roberts

Deb Roberts m.sc.

Planning Liaison Officer
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11. 3 Natural Resources Wales

Cyfoeth

Maturiol

Cymru Ein eyf / Our ref- CAS-361592-KaHD
Matural Eich oyt | Yaur raf:

Resources narthplanningiEcyloelhnaluialsymn. gov.uk
Wales Tal: 0300 65 ITRS

DwddiadiData: 14 Juby 2017

Lonedadck fitchell Archilacts
3 Stanley Strest

CHESTER

CH1 2LS

Er sylw'For the attention of: Ed Mortell
Annwyd! Dear br Mortedl

Town and Country Planning (Development Management Procedure) {Wales)
iamendment) Order 3016 Notice Pre-Application Consultation under Article 20D

BwriadiProposal: Mew 3 Storey Office bullkding with secondary packing area on
the ground fleer, Ground flaer alse contains storage & dispatch areas. The new
building will be built on the foolprint of the existing Unit 55 that is fo be
demolished under planning permission PR20I70305. The rear car-park will be
replaced with a new service yard and there will be ancillary landscaping
threughout incleding amendment to existing enfrance,

Liggliad/Location: Ipsen Biopharm, Wrexham Industrial Estate

Theank you for consultng Melrs!l Resources Wales (NRW] ebout tha abowve
proposed dewslopment at pre-application stage, which was receivad on 32 June
2017,

Pleasa nate that sur comiments are withoul prejudice to any comments we may wish
o make whan consulted on any subsaquent plenning application or permit (aither at
pra-appication ar apphcation staga) for the proposad development. Af that time fhare
may be new nformation available which we will need o fake inko account m making
& formal responss.

Based an the infomation submittsd to us, we have significant concems with the
proposed devalopmant as submitied. On this basis, we would racommand io the
Iocal authority that they showd ondy grand planning pemission if the scheme can
meel the following requirermenl and lhey allach the conditions summarised below.
Criherwise, we would obgect to the planning application.

v cplsainaiurnicEmin goe uk wWeAE naA el e A esaslen e gk

Cylorth histuriol Cyrrruaieesl Racsarcar Waine, Liwan Brsin Fizedd Pasinn Panc Baasd, lesngae, LLST 4T

e Gt Gl Bas i yn 'y Cretirag &Y SaaEneg
Lomaspondance melcomed in Walsh and Erglen
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Cordifion 4. Geascence: Unsuspecied conlaminalian

Elood Rlsk

The site lies enbrely in Zone & as defned by Welsh Govemmani's Development
fdvice Map (DAM) referred bo under TAMN1S! Development and Flood Risk.
Havesver, and E||.|"|I!lul':'||"| we have no «xac] records, thers s |||'I.EI|!|I ta be an unnamad
walarcowrse which runs In culvert beneath the site. The polential flood risks
assaciatad with this watarcourse have not baen assessed as part of our Flood Map
puprcise, a5 such we wauld advise thakt the potental flood nsks are unknown and
unguaniilied. In this imslance, the existiing Mood map information (flooding am vers
and the gea) may nol be acourataly reprasamting fload risk at the gite. The updated
Flood kap for Surfacs Watsr Flosding confiems that portons of the aits, pariculany
within vicinity of tha development sl Unit 55, could be at nsk from sudace water
flooding,

f Flood Consequences Assessmenl & Culline Surface 'Waler Drainage Strabegy
(Cpus, V-RE4T2IFRA-DS, May 2017) has besn produced. We have reviawed the
cartents of the repor &nd we have the follessng observetions:

Spclion 2.5 acknowledges that a 1.2 meltre diameter cubmrt passes
baneath he sile, Hosesar, il is unclear as (o the roule, degth and caondlion of
the cubverted walsrcourse. The praposed development, which has a footprint
greatar than that of the exEting Dullking (1o ba demdalished ) could Empact the
cufvertad  walarcowrse. Thare should be a  demonstration  thet the
davalopmant will not affeact the inlegrity of tha cubeart, and also ensure that
sulliceenl access amangameanls are mainlained (o the sireciure o ensure that
future repaic andion replacement works can be carried oul should there be a
naed n the future. Any works or madifications 1o the watercourse (including
cufvertad saclicns) are likely to reguire the spproval of the Lead Local Flood
Sutharity, which in this inslance is YWraxham Caundy Barough Counil

' There has besn mo assesament within the FCA as ta the polential flaad
nsxs associgted with the unnamad wabercaurse, naor any assesamant within

2
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the FCA of how the site, and the develapment, oould e aftected by lleoding
should there be a blockage at the cubeart inlat or within the culverl structure
itsalf. This requiras essassmaent within a revisad FOCA, and mibgation
measures may be required fo ensure that the development is adequately
prolecied from polential Noad risks associbed with this wabsncovrse.

Management of Surface Water Runoff

We would recommend thal reference s made o Wresham Counly  Borough
Councils “managemeant of surface waler gereraled from new  development”
guidance. The Cowndal's Flead and Wabter Managemem Team [Lead Local Flood
Authority) should bte consulbed et an early stage regarding the development
progposals, paricularly tha mbtantion be discharge vie infilretion or 10 “ordinary”
watercowrses, (Where the intention is to discharge via infiliradicn Condition & within
this corespandance will alsa apphy).

W have significant concems with (he proposed development due bo the sile being
Incatad within 8 Sourse Pratection Zone, underlying principal aquifar and Dee Watsr
Protection Zons.

Ta address these concerns wae recammand that the deseloper should:

1. Follow the nak management framewark provided in CLE11, Model Procadunes
far the Managermant of Lend Contemination, when dealing with land affected by
contamination

2. Fafer 1o fhe Enviranment Agency's “Guidi
far Ehea [ype af inforrmatian that wea I"l!q'uirlz in ofder 1o agasas el b conbralled
walars from the Ssite, The Local Authonty can advise on sk 10 olhes recaplorg,
such as human heslih

3 Refer o the Louirpnmpent Agencvs (017 Aporosch to Sroundwaler
Brgtection

In the absance of additional informetion baing provided with any fubure plenning
application wa would racommand to the lecal autharity that they shoukd oaly grant
planning permission for this scheme if the conditions isied below are atiached o the
planning parmisan.
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Frar io the commencemenl of developmenl approved by this planning permission
(of such other data or stage in development as may be agreed in writing with the
Lecsl Plenning Authorty), the following components of 8 scheme to deal with the
risks associated with comtamination of the sie shall each be submified to and
approved, in wriling, by the Local Planning Authonty;

1. A preliminary mk assessmend which has idemilied:
- all praviouws ugeas
- patantial contaminants associated with those usas
- a concepbual maded of tha site indcating scurces, pathways and recepiors
. patentially unacceptable risks arising from contamination af the sie.

2. A sile investigalion scheme, based on (1] to provide infomation for a detailed
assesarment of the sk 1o all recepbars thal may be alfected, including those off
aita.

J. The sita nvesiigabon resutts and the detailed risk sassessmant {21 and, basad on
these, an oplions epprass! and remediation stratagy giving full details of the
remadiation measures required and haw they are o be undertaken,

4, & werification plan provsding details of the data that will be collecied in arder to
dermansirale thal the works sel oul in (3] are complele and dendilying any
requirermsants for lenges-term monftonng of pollutant linkages, maintenance and
arrangamants for contingancy action.

Ay changes fo thase companents reguire the express consent of the Lacal Planning
faurthiorily, The scherme shall ba implamented as approved.,

Prar lo commencerment of develepmanl, a verilicalion repord demansiraling
campletion af the warks sel oul in the approved remediation siralegy and the
effectiveness of the remediation shall be submittad to and approved, In writing, by
the Locel Planning Sutharty. The report shall incluga results of sampling and

monicnng camied out in accordance with the approwad verfication plan 1o
demonsirate thal the site remediation criberia have bean met, B shall also include any

plan {a “long-term maonitaring and maimenance plan®) for lnger-term monitaring of
podutant Bnkages, malmenance and arrangaments for condingency achion, 8s
identdfied in the verfication plan, and for the regorting of this to the Local Planning
Aastharity,

The warilication repod is required to demonstrale thal the remediation erileria relaling
to controlled waters have bean mel and (if necessary) o sacure longar-tanm
monftonng of gromdwater guality. This will ansure that there are mno lenger
remmaming unacceptable risks to contralled waters fallowing ramediation of the site.”
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Cordifion A: Geascience! Lang-demrm mondorng

Leng-lerm manilormng ol ke Sile will ensure bal longer barm remedsaban criberia
redating to contralled walers hawe been met and this will ensure that theare are no
longar remaning unaccepiatle rsks io controlled waters following remediation of the
5ita

Reports on maniloring, mainlenance and any canlingency aclion carried aul in
accardance with a leng-lenm menitoring and maintenance plan shall be submitled o
the Local Flanning Authority as sat out in that plan. On completion of the menitaring
pregramme a final report damaonstrating that a8 long- term s8e remediation critaria
hivwe been met and docurmenting e decson o cease maniloring Shall be submitted
be and appraved in wiiling by the Lacal Planning Autharily.

Given the sizefcomplessty of the sile it is considered possible that there may be
urnsdenlilied areas of canlamination &l lhe site thal could pose & Sk 10 conbialled
waters if ey are not remadiated.

If, during develapmend, contaminabon not praviously idantifiad & found to be prasent
at the site then no further development (unless ciherwise agreed in witing with the
Local Planning Aulhority) shall be carried oull unlil ihe develoger has submilted, and
oblaned writlen appraval from the Local Plamning Authory Tor, an amendment to
the remeadiation strategy detailing hosw tis unsuspected contamination shall ke dealt
with

Condition 5; Sudface Watar & LiSUDE!

Mo infikrtion of surface waber drainage into the ground is permitted alher than with the
express wilten consenl af the Local Planning Authonty, which may be given for thoss parts
of the sile whers i has besn demorsirated that thers is no resuliarm unacceptable sk o
contraled watsrs. The development shall be camied oud in accordance with the approsved
delails.

Dee Water Protection Zone

Thie site Bas within the designated Dee Waler Protection Zone. The slorage or use
of controlled substances at the sita, duse 1o the nature of the site, may reguire &
farmal consant from the NEW, under the Watar Resourcas Act 1991 i is the
developer's responsibilty fo ensure that thes matier is discussed with NRW should
planning permissian be granbaed.

Further g'l."leME' r-EgErleg this r‘E'qlJlr‘ErI‘ﬁl'lt = avallable at
hithpes e, o ik poeamment’pubicatipnsiconsen t-for-a-corrollad-gotiviby-si hin-

thig=repr-deg-water-protpclion=rong
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MEYW recommaends that a comprehansive amargancy plan ba in place to daal with
any poiendial pallution incident thad ocours 8 the sie,

Ecology

The pre-application documeniation includes and is supporiad by an ecolgical
submission {referenoe: Willismson, K. (2017), Ipsen Biopharm! Ecological and
Proteclhsd Spacas Surveys . Carmbrian Ecolagy Lid. Unpublished.

MRW considers the survey and assessment fo heve besan complsted te &
satsfactory standard and concur with tha conclusions,

Follution Coniral

Ay construclion workl should take place fallowng a method sfalement bo reduce (he
risk of polutian to air land and walsr. Pollufion prevention guidelines should be
followed and sl waste should bse removed from slta o a permitted westa fadlity
fallowsing tha waste duty of care. The applicant should ensure that thera are no
misconneclions to the curment sudace water and sewage systems already in place,

Shaild a8 pollution incident octur on gite durng construction. this should be sek-
repartad Immeadiatedy to NEW on our Incident hodline 5000 65 3671,

Qur comments abave only relate specficaly to matters thet are ncluded on ouwr
checklist “MNeturadl Resources Walas and Planning Consultations™ [March 2015)
which is published on aur wabsite:
(hilpsrimaluralresaurces walesimediaSd i M1 50302 -natural-resaurcas-wales-and-
planning-consultations-fiinak-eng. pdf).

Wa have not considerad potantial effacts on othar matters and do not rule out the
poiential for the proposed developmeni o affect olher inderests, inchading
erviranmental inlerests of local imporfanoe. You are advised thal in addition o
planning permission, it is your respansibiity 1o ensure that all others pesmits/consanls
redevant 1o your devesopmeant are sacuresd.

If wou have any quaries an tha aboyve please do not asitaie o contact us

Yours sinceraly

Mgl Road

MRS MERYL W READ
Technical Specialist

Direct dial 03000 653785 Direct e-mail mery read (Deytoathnaturislcpmn gay uk
E
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11.4 Welsh Water
Dvvdopr S et b B Mlpis
B0 1S Flwcn Bt A1
Lrciet Cnmrchydd
CFH DR CFXEH
] T " 17 22 M -+ CEAI 17 1EGD
Dir Cymu B e
Walsh Water b ool ity e e o [ s swvwioser mor ey d g
il £l harpall
Lpwelock Mtchell Aschitacs
3 Stanley Street
Chastor
Chaghirg
CHY 1XR
Date: 04/07/2007
Chae Bl #PADDOT 216
Diear BAr Bdorp=d

Grid Ref: 337462 350276

Sitg Address: Ipsen Blophanm Ash Aoad Morth

Developmant: Schadule 1C Article 20 - Mew 3 Story Office building with secondary paching area on the
grownd floar, Greund laos also contains storage & dispatch areas,

| refer bo the Schedule 1C - Arfigle I0 motice recoived and your formal request for @ pre-application
consubtation response b=fore applying for planming parmission from Owr Cymry Welsh Waber a5 3
‘Speciabst Corsulter’ a5 defined by Paragraph |y of Schedule 4 of the Town & Country Plannicg
[Devetapment Management Procedurns| (Wales) (Amendment) Ordar 2006, 1t Is scknowdedged that the
consultation request reiates to a major development site and thus saeks 3 subsiantive response within 28
days from the date of the notice, &5 per the reguirements of Artide 2 This request incledes our views on
the capagity of pur notwork of assets and infrastructune (o accommadate your proposed development.
Hawing resiewed the detalls submitted | would sdvise there s oo objection to the praposed development
ard affer the following standing advice which should be taken into acoount within any future planning
application for the develapmant.

SEWERAGE

Having reviewsd the proposed drainage sirategy and spoken with the corsultant, | note that only
dompstic type flows Ffram the afficed will dicharge (o the public sewer, It = alza urderstacd that this
discharge will replicae the existing foul discharge from the site as there will be fs Borease in employes
nurn ks,

The faul Aces anly Fram the proposed development can be acoommodsted within the pullic sewerage
system, Wa adyisa that the Flows should be communicated with 10 the feulfcombined seser between
minhakes 5137503301 and SJ37S03102 lacated in Akenbung Way.

Should a plarming applicaticn be submitted far this develogment we will seek to control these points of

T‘I"’ll;_'r L R Wl L. T
el e - Cy iy A o Ay
e e e e
e Corvn D9 1 ] Loy rpil ] = A s U, S g R e, g
Pl oo Y T Mol o, Pl M. W g ey e
Py S SR S e— = sy——p— i, v, ey {ipd G 7
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cammunication wia spprapriste planning conditions and therefore recommend that any drainage layout
o sirategy submitted as part of your application takes this into account.

Horsewar, shiould wou wish for an alternative comnection point o be comdiderad please prowlde furthar
informatian to us in the form af & drainage strategy, preferably in advance of a planning application being
submitied.

With reference to the surface water flows froe the proposed developmant, you are reguired to fully
exhaust & techrical apticas gutlined under Sections 3.2 and 3.4 of Part H of the publication "Building
Regulations 2000; Dispasal should be made through the hierarchical approsch, praferdirg iefiltraticn and,
where infiltration is not possible, disposal 1o watercourses in liaison with the Land Drainage Autharity
arsdfmr Matural Resources 'Wales. Discharge of surface water bo the public sewer i orlky 10 B2 made as 3
last resort. Please refer to further detailed adwics relating to surface water managemant induded n our
attached Advice & Guidance nope

in additian, please note that no highway or land drainage run-off will ba permétied to discharge directly
ar indirectly ints ke public seywerage pyetam,

Advisory notes

You may need to apply to Deer Cymnu Welsh Water far any cornection to the public sewer under Section
106 af the Water mdustry Act 1991, Howewer, if the connection to the public sewer network i either wia
& lateral drain (L. a drain which extends beyond the connectng property boundany] of §a 3 new sewar
[Lie. serves mone than ane groperty], it is now a mardatory reguirement to first enter ino a Section 104
Adogtion Agreament [Water Industry &ct 1991]. The design of the sesers and lateral drains must also
canform to the \Welsh Minsters Standards for Foud Sewers and Lateral Drains, and conform with the
publicstion "Sewers far Adaption®- 7ih Edition. Further infoemation can be oblained via the Dhewe o
Services pages of wera dwroymrcom

¥ou are alic advised that soma public sewers and lateral drairs may not B2 reconded on aur mags af
public sewaers because they were originally privately sawmed and werg transferrad into public ownership
by nature af the ‘Water Industry (Schemes for Adoption of Private Sewers|] Regulations 2001, The
presamce of such assets may affect the proposal. In ardeér o as8ish you may contact Dwr Cymrs Walsh
Water on Q800 085 396& to establish the location and stans of the dpparatus In ard around your site.
Please b& mirdful that unider the Water Industry &ct 1991 Dwr Cymru Welsh Water has rights of a0 1o
its apparatus at all tmes
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SEWAGE TREATMENT

Mo prablems are envisaged with the Waste Water Treatment Woeks for the treatment of domestic
discharges from this site.

| trust the ghowe nformation is helpful and will assist you in forming water and drainage siramglas that
shiould accompany any Iuture planming appli@ation.

Ploase mate that our response B based on the information provided In vowr enguiry and should the
Information change we reserve the right to make & s representation. Should you e any queries ar
wish [0 discuss aey aspect of our respanse please do not hesitabe o contact our dedicated team of
plarming officers, aithar on D00 917 2652 ar via email at developer services @Sdwropmruscom

Fease quiabeE dur FelErEnce nuBeEr in all commymcatans and DJ"'EED'DI'IdE’l'ICE‘.

vaurs Farthfully,

Chwrain Georgs
Planning Lisisen Manager
Developer Serviced

Plggsg Wate thot demands upon the water ond sewenage systems change coaninually; ransequently Hhe
information piven abowe shaind b meganded oF reloble for 0 maximum period of 12 mosths from ihe

dbe af dfvis Aebher.
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11.5 Wholebake Limited:-

Hi Ed,

We have no objections to your proposals.

Thanks

Sal Jefford
HR & Administration Assistant

Wholebake Limited

T (Office): + 44 (0) 1490 412297
Internal extension: 102

Email: Sal@wholebake.co.uk

Ty’n Llidiart Industrial Estate, Corwen, Denbighshire, LL21 9RR

é Please consider the environment before printing this email

This message originates from Wholebake Ltd. Registered office: Ty’n Llidiart Industrial Estate, Corwen, Denbighshire, LL21 9RR. Registered in
England and Wales No. 03292581
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