Agricultural Land Classification

In October 2014 we commissioned an Agricultural
Land Classification Survey to be carried out by Soil
Environment Services Ltd.

The findings of the report show that approximately
78% (12.36ha) of the site is Grade 3b agricultural
land.

The table below shows the amounts of various
land grades on site.

Table 4. ALC gradings and limitations
Cerade Area (ha) Limitation
0.4% None = Type 3 sails

2 2. Droughtiness - Type 2 soils |
3a

ib 12,36 Wemess - Type L seils |
k]

5

Mon-agricultural land 0.4

With regards to the small amount of Grade 1
agricultural land the report states:

“Given the very small area of land classified as
ALC Grade 1, for practical farming purposes, this
area would need to be farmed as ALC Grade 3b
land.”

Approximately 17% of the site is Grade 2 agricultural
land. This land lies to the East edge of the site (see
map). We believe the current shortfall of land for
the 5 year housing supply in the Wrexham area
justifies building on the small amount of Grade 2
agricultural land on site. Currently this land is not
being farmed.
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The map shows the borehole positions from which
land was analysed to determine it’s grading.
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The map above shows the different land grades and
their locations.
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Noise Assessment

Comments in the Pre-app response identified
issues of possible noise pollution in the area: “The
site adjoins the Straight Mile which is one of the
main routes to/from the Llay Industrial Estate and
is regularly used by heavy goods vehicles. It will
therefore be necessary to assess the existing noise
levels within the site and if necessary, incorporate
mitigation features into the layout and design of
the development.”

A noise survey was commissioned to assess the
current levels of noise in the area. A full copy is
included in the appendices. Green buffers and the
retention of hedgerows within the design will help
to reduce noise levels around the edge of the site.

Air Quality

Paul Campini, Wrexham Councils Technical officer
has advised that an Air Quality assessment should
be undertaken, that can “focus on the traffic
pollutants of Nitrogen Dioxide and Particulate
Matter (10pum).”

In October 2014 Michael Cunningham Architects
commissioned an air quality assessment with
Miller Goodall air quality and noise consultants.

Miller Goodall carried out air quality surveys and
produced a report of the findings. The report
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states that a development of up to 370 houses is
“predicted to have negligible impact on local air
quality”.

It also states, “I see no reason why this application
should not be allowed on the grounds of air
quality.”

The report summary follows:
8 Summary of Impacts and Conclusion

8.1.1 A road traffic emissions assessment was
undertaken to consider the impact of vehicle
exhaust emissions associated with the proposed
development of 370 residential units, on identified
receptor locations within the study area.

8.1.2 Annual concentrations of NO2 and PM10
were predicted to be well below the respective air
quality objectives for both ‘without development’
and ‘with development’ scenarios in 2019 at all
identified receptor locations. No exceedence of
the short term 1 hour NO2 and 24 hour PM10
air quality objectives were predicted at sensitive
receptor locations.

8.1.3 In accordance with EPUK guidance on air
quality significance criteria, the local air quality
impact of emissions from traffic associated with
the proposed development on the road network
surrounding the site is predicted to be negligible.

8.1.4 The suitability of the site for residential
receptors with regards to air quality was also

CONSULTATIONS
SURVEYS

considered. The results of the dispersion modelling
assessment indicate that annual mean and
short term concentrations of NO2 and PM10
would be well below the respective Objectives in
2019 at proposed residential receptors with the
development in place.
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Ecological Assessment

The following is an extract from the Ecological
Assessment which was commissioned by MCA in
June 2014 and carried out by TEP Environmental
Consultants. The advice outlines opportunities
to provide biodiversity enhancement within any
future site proposals.

7.0 RECOMMENDATIONS

Habitats and Flora

7.1 It is recommended that the hedgerows across
the site and area of trees to the south west are
retained within the development. If possible these
features should be enhanced and extended to
provide additional habitat for wildlife.

7.2 A tree protection plan must be implemented
during development works to ensure that trees and
scrub to be retained and trees in close proximity to
the site are appropriately protected.

7.3 The ditch in the south of site should be extended
and enhanced to provide additional habitat for the
local fauna.

7.4 It is recommended that the creation of new
ponds be included in the site design and that these
ponds include native planting of local provenance.

Site designations
7.6 To minimise increased public pressure on local
wildlife sites and green spaces it is recommended

that green space and recreational features are
included within the proposals.

Bats

7.7 Prior to works commencing the trees identified
as having bat potential in drawing G4358.01.001
must be subjected to an aerial inspection by a
licensed bat consultant to determine whether
bat roosts are present. All advice provided by the
licensed bat consultant following the inspection
must be adhered to and further survey may be
required during the period from early May to early
September. Scrub, hedgerow and tree removal
should be avoided wherever possible to maintain
the potential commuting routes and foraging
habitats for bats within and across the site.

7.8 Due to the size of the site and the presence
of features suitable to support foraging and
commuting bats it is recommended that a bat
transect survey is undertaken prior to development.
Three transect survey visits should undertaken
between June and September 2014 to identify bat
activity on site.

Birds

7.9 Vegetation clearance, works affecting trees and
demolition of the building should be implemented
outside of the bird nesting season (avoiding
March to August inclusive). If this period cannot
be avoided, alternative measures will need to
be implemented prior to the site clearance. Any
works undertaken during this period will require a
nesting bird check to be carried out by a suitably
qualified ecologist immediately prior to the works

commencing, to establish that no active bird nests
will be disturbed or destroyed. In the event that
active nests are discovered, site clearance within an
appropriate buffer zone would need to be delayed
until nesting (and fledging of young) is complete.
The size of the buffer zone would be dependent
upon the species nesting.

7.10 Trees, hedgerows and scrub should be retained
where possible and a tree protection plan should
be prepared to safequard retained features during
construction.

7.11 The loss of nesting bird habitat should
be mitigated through replacement planting in
landscape proposals, using locally sourced, native
species. Non-native invasive plant species

7.12 A non-native invasive species method
statement is required to cover development
activities on site. All parts of cotoneaster plants,
including berries, should be removed from site
and disposed of at a waste facility. Although not
classed as a controlled waste, confirmation should
be sought from the Local Planning Authority as to
whether disposal to land(fill is acceptable.

7.13 Japanese knotweed treatment will require a
more detailed management strategy. Treatment
options for Japanese knotweed include:

-Herbicide spraying (in situ or excavated and
stored in a secure area on barrier material): three
treatments per year, requiring a minimum of three
years to eradicate the plant;

-Excavation and removal to landfill: there are costs

associated with disposal as Japanese knotweed
material is controlled waste and must be sent to an
appropriately licensed facility; or

-Excavation and burial on site: this requires
sufficient space within the development site to bury
the contaminated material.

Great Crested Newts

7.14 An amphibian survey of the water-bodies on
site and within 250m is required. This will initially
involve a minimum of four survey visits between
March and mid-June (with at least two visits
undertaken between mid-April and mid-May).
Survey methods will include torch, bottle trapping,
egg searching and/or netting. If great crested
newts are found, a further two visits will be required
before mid-June to provide a population estimate
and inform a subsequent licence application. If
great crested newts are identified during the
survey, a licence would be required from Natural
England to allow development works to proceed..

7.15 Alternatively to identify the presence of great
crested newts, eDNA surveys can be undertaken.
These involve a single visit to each pond, during
which a small water sample is collected and then
sent to a laboratory for testing. These tests provide
a presence/absence result only and if great crested
newts are found to be present, traditional survey
methods (as outlined above) will be required to
determine the population size and provide data to
support a Natural England licence application. The
eDNA surveys may only be undertaken from mid-
March to the end of June.
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Landscape

We met on site with Richard Sumner, Landscape
Officer from Wrexham Borough Council, on 18th
July 2014. We walked the site with Richard, and
discussed the issues for future development.

Richard felt that the topography — a relatively flat
site - could accommodate change. He was keen
that key trees were retained at the boundaries of
the site, and that a “green corridor” network was
maintained across the site. He wanted to make
sure that there were views through and from the
site to the surrounding landscape.

Some other issues for consideration in the design
were;

- retention of hedgerows
- retention of trees
- use of green buffers

We commissioned landscape consultants BCA
Landscape to conduct a survey and a report of the
landscape issues on the site.

A full copy of the report can be found in the

appendices of this planning application and an
extract of the summary of the report follows.

Summary of Landscape Consultants Report

7.1 This appraisal has set out a full assessment
of the baseline condition of the site and its context,
and an assessment of the likely landscape and
visual effects of the development proposals. This
assessment has identified that the site affords a
framework of settlement, landform and vegetation
that will limit any likely adverse landscape and
visual effects on the character and appearance of
the settlement and surrounding landscape.

7.2 The site is not part of one of the Borough’s
designated landscapes. The baseline assessment
has also confirmed that the site is not covered by
any specific landscape designation and there are no
statutory or non-statutory designations that would
prohibit the development of the site for residential
purposes. The site does not provide any form of
public access being maintained as privately owned
farmland.

7.3 The ecological appraisal has confirmed that
the land use within the site is of limited ecological
value. The main ecological interest associated
with the site is concentrated to the boundary
hedgerows, none of which have been assessed as
being important under the Hedgerow Regulations.
The features associated with the site are common,
widespread in the local landscape setting and are
replaceable.

7.4 The site is not part of a Conservation Areas
and does not contain Listed Buildings. With the
exception of the few mature dwellings on Chapel
Lane, and Home Farm, Y Bwthyn, and Maes y
Rhedyn the adjacent edge of Llay is defined by

modern residential development.

7.5 The site presents a logical extension to
the Llay settlement building upon the modern
residential expansion of the village set within a
logical framework of settlement, highways, built-
development and landscaping. The development
of the site would maintain the existing ‘grain’ of
the landscape by the retention and development of
perimeter hedgerows and the planting of additional
woodland. This landscape strategy also helps to
limit the visual envelope (ZTVI) to the existing
extent.

7.6 The assessment of landscape and visual
effect notes that the loss of the fields within the
Site will have a limited adverse effect on the wider
resource. The development is likely to secure
beneficial effects to the vegetation resource through
the provision of a new area of public open space
and structural landscaping measures, particularly
on the boundaries. There will be benefits to habitat
diversity and connectivity. The proposed open
space will secure a landscaped transition between
the existing settlement and new development,
providing a buffer to screen or filter views towards
the development, as well as securing benefits for
public leisure and recreation. It will also secure
extended grassland habitats with seasonal wetland
areas securing biodiversity benefits.

7.7 The assessment has confirmed that the
likely effect of development on the local landscape
character will be limited due to the immediate
relationship between the site and the adjacent

settlement, This relationship has also restricted
any significant visual effect of development to
its immediate boundaries, and the proposed
landscape strategy has demonstrated that these
can be mitigated over time.

7.8 It is therefore concluded that the
development proposal will not result in any
adverse effect considered to be of significance to
either the character or appearance of the site and
surrounding landscape setting that would make
this proposal unacceptable in landscape and
visual terms.
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The areas shaded in green on the map show the
existing public landscape structure for the Llay
area. The site, currently privately owned land is not
open to the public for walking or leisure.
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This map shows the existing landscape structure,
with additional new areas of public green space.
These will be created on site in the proposed
development.
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Public Consultation

On Thursday 6th November 2014 Michael
Cunningham Architects held a public consultation
with the local residents of Llay at the Llay Royal
British legion.

This allowed us to meet and speak with the
residents and hear their design concerns with a
view to addressing them within the scheme design.

Prior to the event, representatives of MCA
canvassed over 300 houses in the local area. We
also put up posters in the local community library,
Co-op, chip shop and pharmacy.

Public Exhibition

Gresford Road Land

Michael Cunningham Architects would
like to invite you to attend a public
exhibition displaying a development
proposal for the land adjacent to Home e
Farm, Llay, off Gresford Road and Straight ;
Mile.

b -
Llay Miners Welfare Institute N e
Llay ,
Wrexham oy
LL12 OTH

| When.. |

Thursday 6th November
dpm -7pm.

An A5 leaflet (content above) was used to canvas
houses in the local area.
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Buildings coloured red on the map above show the local area that was canvassed on the 28th and 30th
October 2014 prior to the Public Exhibition on 6th November. Also included in the canvassed area were the
local supermarket, pharmacy, library and takeaway, where we requested that an A4 poster be displayed in
public view.
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- existing analysis of the site

- historical analysis of the site

- planning policy

- indicative design for outline planning approval
- benefits for Llay

This information gave the residents of Llay an in- mca

formed set of information on the up-to-date
scheme design and allowed them to put forward

their comments and points of concern. 04 05
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Public Comments

During the exhibition, we endeavoured to explain
that this will be a very accessible, high quality
development that is close to existing homes, shops,
schools, healthcare facilities and the countryside.

The development will include a children’s play
area, public transport amenities will be improved
and new pedestrian and cycle routes added.

New housing would support economic growth,
ensuring an attractive place to live for Wrexham’s
economically active population, as well as helping
to support the vitality and viability of Llay.

A selection of comments received at the public
event are included below:

Comments on Design and Layout:

“The layout should allow for self sufficiency.
Amenities like local shop, dog walk area, somewhere
for kids to play”

“..many families will need access to Gresford Road
for the schools, shops etc.”

Comments on Ecology and Green Space:

“The village is lacking in outdoor sports and playing
fields and children’s equipped play area.”

“Past developments have had no recognition that
children need space to play outdoor, close to their
homes. All the Gresford Road estates have omitted
such areas. It is imperative that this is addressed.”
“More green spaces and trees”

“Buzzards are nestling in several trees in those
fields”

“Would like more trees planted”

“What green space will be visible form Gresford
Road?”

“Hedges?”

“The concept of a village green is very nice”

Comments on what changes residents would like
to see in Llay over the next 5 years:

“More activities for children”
“Better bus service, better infrastructure generally”

“More attention to public footpaths”

“..establishment of cycle ways”

“..road conditions and community facilities
and general focus on access for the elderly and

disabled.”

“More needs to be done to keep kids active & not
hanging around streets”

“Improvements to roads”

“Affordable housing in necessary”

“Additional housing is required”

“Better facilities for the current residents of Llay”
“Plans for new GPs surgery or new school”

“We need improvements in Llay. All the amenities
are closing down. We need the employment getting

better in Llay.”

“Better roads. Better bus service. More street
lighting in the wood area. Police Station.”

“Improve existing road access for all village”

“Improved bus service for Gresford Road Residents.
Larger school and extra health facilities”

“Development of existing facilities”

Other Concerns:

“What steps will be taken to improve existing road
usage on Gresford Road/Straight Mile?”

“The increased traffic flow along Gresford Rd and
the Straight Mile and the dangers associated with
that.”

“Gresford road and the straight Mile struggle to
cope with today’s traffic. How will they cope...?”

“Many villagers are concerned of the impact on the
local community such as the doctors and school.
We work in the Llay Chemist and are now very busy.
Although not opposed to the development we are
concerned about the volume of more patients.”

“The Crown junction is busy now, what will happen
when all these houses are built?”

“Have the surgeries and schools been consulted?”




The images above are pictures taken at the Public
Exhibition and posted by @LlayFocus and @Naomi_
Leader on social media website Twitter.

Approximately 150 people turned up to the event,
of which 104 left comments on the feedback sheets
provided and also left letters of their own comments
on the scheme.



michael
cunningham
architects

HOME FARM, LLAY

PUBLIC CONSULTATION

ADDRESSING COMMENTS

Addressing Public Concerns

After reviewing the comments from the public
consultation, 10 major community concerns were
identified:

1. Doctors

2. School

3. Traffic

4. Drains

5. Gas

6. Water

7. Post Office

8. Bus Service

9. House Prices

10. Improvements in Public Green Spaces

These are all real and legitimate concerns, that are
typical when new development is planned. Taking
each item in turn:

1. Doctors.

There are 3 separate facilities between Llay,
Gresford and Rossett, that together make up the
Alyn Health Centre. We met with Doctor Happ,
Doctor Collins, and Sue Roberts, Practice Manager,
to discuss the scheme. While it is outside the
remit of this proposal to address the future of the
Health Centre, the doctors acknowledged that
there is already an issue with or without the new

development, and that they are separately putting
plans in order for the future.

We are able to offer limited support in the form of
a feasibility study for the doctors, should they wish
to take up this offer.

In summary, the health facility is already at capacity
and as a result they have the intention to expand,
regardless of our development proposal.

2. Schools.

We have spoken to the Head Teacher of Llay Park
Primary School, Amanda Williams. The school
is a 1.5FE Primary with a nursery. The Head is
concerned about future capacity. While we cannot
directly guarantee extra funding to the school,
Welsh Office Circular 13/97 ‘Planning Obligations’
makes provision for developer contributions to
offset the negative consequences of development
provided there is guidance on this in the local
development plan. The Wrexham UDP provides
this guidance through Policy GDP2 on Capacity of
Infrastructure & Community Facilities.

LPG 27 sets out further information on how this
Policy will be applied: “If the potential pupils
generated by the proposed development cannot
be accommodated within existing schools then
a commuted payment will be calculated by
multiplying the additional places required by the
pupil cost figure to produce the commuted sum to
be included in the planning obligation.”

Any money would paid direct Wrexham Education
Authority, via the Borough Council. No doubt the
Education Authority will respond positively to any
need in Llay, by directing this and other funding
towards local education.

As referenced in the ‘Consultations’ section in
this document we have also met with the head of
Education Infrastructure in Wrexham Council.

3. Traffic.

As part of the research into this site, an extensive
Traffic Analysis has been undertaken. This has been
done in dialogue with Peter Douthwaite, Wrexham
Borough Council’s Highways Officer. Precise detail
of the study is included in the appendices. In
particular, Straight Mile, which local residents feel is
particularly dangerous, will have speed restriction
in the form of a new roundabout, reduced speed
limit and a broad pedestrian footpath, which will
link with the existing footpath to the north of the
sites, extending the Welsh Footpath network.
Upgrading the traffic lights at the Crown Junction is
also a viable option for consideration.

The summary of the traffic study indicates that the
increase in road use will not be significant.

4, Drains.

There have been issues with drains, particularly
along Gresford Road, in recent years. The solution
to these is outside the scope of this outline
application, and would be designed as part of a
detailed application. No new housing would be

built without a fully resolved drainage design. This
may also include remedying the current problem.

5. Gas.

Similarly to the drainage issue, this item falls
outside the scope of the outline application. No
new housing would be built without a fully resolved
gas supply solution, ensuring no loss of supply for
current village residents.

6. Water.

Again, thisitem falls outside the scope of the outline
application. No new housing would be built without
a fully resolved water supply solution, ensuring no
loss of supply for current village residents.

7. Post Office.

Concern has been expressed that the local Post
Office will be unable to cope with the increased
numbers in the village. On the contrary, it is likely
that the new residents will increase the ability
of the local Post Office to stay open, providing
additional customers needing local services. This
is also likely to be the case for the other local
businesses and facilities, such as the Community
Centre, Chip Shop, Co-op and Chemist.




8. Bus Service.

The Traffic Report also identifies local buses as an
issue. It is normally the case that if more people
require the bus, more buses are laid on. There
is also some thought that the local bus might re-
route through the site, encouraging use of public
transport by local residents, and strengthening this
useful community facility.

9. Property Values.

Our aim is to strengthen Llay as a village. While
we cannot predict what will happen to property
values over the next 5 years, we anticipate that
the introduction of new housing stock, the
encouragement of new families into the area
generally, and the strengthening of what is already
a vibrant community, will all help to identify Llay as
a place where people want to live. This is likely to
put a premium on house prices in the area.

10. Public Green Spaces.

This development will include 7 acres of public
green space that has previously been private
land. We will have a new village green. New
public footpaths will join with the Wales and UK
National Trails Network. A children’s play area will
be created on the site. There will be a landscaped
pond area for residents to enjoy, and to sustain
local wildlife.

Local Councillors

We have contacted Terry Boland and Malcolm
Taylor, the local councillors for Llay, and informed
them of the proposed development. We have met
with Terry Boland and discussed the scheme with
him.

PUBLIC CONSULTATION

ADDRESSING COMMENTS
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National Planning Policy

National policy is summarised in “Planning Policy
Wales. Edition 7, November 2014.” From this
document, we have identified the following
relevant sections:

1 Introduction

1.2.2 The planning system must provide for an
adequate and continuous supply of land, available
and suitable for development to meet society’s
needs.

1.2.3 The planning system should be efficient,
effective and simple in operation. It is not the
function of the planning system to interfere with or
inhibit competition between users of and investors
in land or to regulate development for other than
land use planning reasons.

3 Making and Enforcing planning decisions

3.1.1 The planning system is intended to help
protect the amenity and environment of towns,
cities and the countryside in the public interest
while encouraging and promoting high quality,
sustainable development.

4 Planning for Sustainability

4.2.2 The planning system provides for a
presumption in favour of sustainable development
to ensure that social, economic and environmental
issues are balanced and integrated, at the same
time, by the decision-taker when... taking decisions
on individual planning applications.
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4.11 Promoting sustainability through good design
Design is taken to mean the relationship between
all elements of the natural and built environment.
To create sustainable development, design must
go beyond aesthetics and include the social,
environmental and economic aspects of the
development, including its construction, operation
and management, and its relationship to its
surroundings.

Good design can protect and enhance
environmental quality, consider the impact of
climate change on generations to come, help to
attract business and investment, promote social
inclusion and improve the quality of life. Meeting
the objectives of good design should be the aim of
all those involved in the development process and
applied to all development proposals, at all scales,
from the construction or alteration of individual
buildings to larger development proposals.

These objectives can be categorised into five key
aspects of good design:

° Access

o Character

o Community Safety

o Environmental Sustainability
. Movement (Travel)
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4.11.4 Good design is also inclusive design. The
principles of inclusive design are that it places
people at the heart of the design process,
acknowledges diversity and difference, offers
choice where a single design solution cannot
accommodate all users, provides for flexibility in
use, and provides buildings and environments that
are convenient and enjoyable to use for everyone

4.11.8 Good design is essential to ensure that
areas, particularly those where higher density
development takes place, offer high environmental
quality, including open and green spaces.
Landscape considerations are an integral part
of the design process and can make a positive
contribution to environmental protection and
improvement, for example to biodiversity, climate
protection, air quality and the protection of water
resources.

5 Conserving and improving natural heritage and
the coast.

5.2.3 The Welsh Government will ensure that its
policies contribute to the conservation of the
abundance and diversity of native wildlife and its
habitats and will minimise the adverse effects on
wildlife where conflict of interest is unavoidable.

5.2.4 The UK Biodiversity Action Plan (UKBAP)
includes objectives to conserve, and, where

practicable, enhance:

e the quality and range of wildlife habitats and

ecosystems;

e the overall populations and natural ranges of
native species;

e internationally important and threatened species,
habitats and ecosystems;

* species, habitats and natural and managed
ecosystems characteristic of local areas; and

e biodiversity of natural and semi-natural habitats
where this has been diminished over recent
decades.

Local planning authorities should therefore
exercise their planning functions with the objective
of contributing to the achievement of sustainable
development.

9 Housing

9.2.1 In planning the provision for new housing,
local planning authorities must work in
collaboration with housing authorities, registered
social landlords, house builders, developers, land
owners and the community and must take account
of the following:

® People , Places, Futures — The Wales Spatial
Plan10;

e Statutory Code of Practice on Racial Equality in
Housing — Wales11;

PLANNING POLICY

NATIONAL POLICY

e the Welsh Government’s latest household
projections;

¢ local housing strategies;
e community strategies;

e local housing requirements (needs and
demands)12;

e the needs of the local and national economy;

e social considerations (including unmet need);

e the capacity of an area in terms of social,
environmental and cultural factors (including
consideration of the Welsh language) to
accommodate more housing;

e the environmental implications, energy
consumption, greenhouse gas emissions and flood
risk;

e the capacity of the existing or planned
infrastructure; and

e the need to tackle the causes and consequences
of climate change.

DESIGN AND ACCESS STATEMENT
MICHAEL CUNNINGHAM ARCHITECTS
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PLANNING POLICY
LOCAL POLICY

Local policy

Wrexham UDP

Policy GDP1

All new development should:-

a) Ensure that built development in its scale,
design and layout, and in its use of materials
and landscaping, accords with the character of
the site and makes a positive contribution to the
appearance of the nearby locality.

b) Take account of personal and community
safety and security in the design and layout of
development and public / private spaces.

c) Make the best use of design techniques, siting
and orientation in order to conserve energy and
water resources.

d) Ensure safe and convenient pedestrian and
vehicular access to and from development sites,
both on site and in the nearby locality.

e) Ensure that built development is located where it
has convenient access to public transport facilities,
and is well related to pedestrian and cycle routes
wherever possible.

f) Ensure the safety and amenity of the public
and safeguard the environment from the adverse
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effects of pollution of water, land or air, hazards
from industry and quarrying, and associated noise,
odour or vibration arising from development.

g) Secure public services (e.g. gas, water, electricity)
to development at minimum public cost.

h) Safeguard sites and areas of nature conservation
and wildlife interest, and to provide new habitats
where there is an unavoidable loss of existing
habitats and areas of wildlife interest.

i) Ensure that development does not result in, or
is subject to, flooding, soil erosion, landslides or
contamination, either on or off the site.

j) Have regard to the need to safeguard those
areas that possess a strong Welsh cultural and/
or linguistic identity from development that could
harm this identity.

k) Secure the development of sustainable
communities, through the promotion of the
economic, social and environmental well-being of
the area.

Local Planning Guidance Notes

Wrexham Council have produced a series of
planning guidance notes that amplify development
plan proposals, with the objective of improving
design standards.

In the preparation of the design for the Home Farm
Site, we have used Wrexham Council Local Planning
Guidance Notes throughout. In particular, we have
consulted the following documents:

06. Access to and Use of buildings

07. Landscaping and Development

10. Public Open Spaces on New Housing
Developments

16. Parking Standards

17. Trees and Development

21. Space around Dwellings

24. Designing out Crime

27. Developer Contributions to Schools

28. Affordable Housing

30. Design: A Guide for Developers and Architects
when Designing Residential Developments

32. Biodiversity & Development
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LOCAL POLICY
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Response to Local and National Policies

Housing supply and need

Paragraph 9.2.3 of ‘Planning Policy Wales’ states
that local planning authorities must ensure that
sufficient land is genuinely available or will become
available to provide a 5-year supply of land for
housing judged against the general objectives and
the scale and location of development provided for
inthe development plan. This means that sites must
be free, or readily freed, from planning, physical
and ownership constraints, and economically
feasible for development, so as to create and
support sustainable communities where people
want to live. There must be sufficient sites suitable
for the full range of housing types.

Wrexham County Borough Council Joint Housing
Land Availability Study 2013 found that Wrexham
has a housing land supply of 3.4 years. This equates
to a deficit of 673 dwellings. Dwellings proposed
on sites allocated for housing in the UDP, and those
already having planning permission, have already
been taken into account in this calculation.

Technical Advice Note (TAN) 1: Joint Housing Land
Availability Studies advises that the results of the
JHLAS should be treated as a material consideration
in determining planning applications for housing.
Where the JHLAS shows a land supply below the
5 year requirement TAN 1 (paragraph 5.1) advises
that the need to increase supply should be given

considerable weight when dealing with planning
applications, provided that the development would
otherwise comply with national planning policies.
Planning Policy Wales includes a presumption in
favour of sustainable development.

Affordable Housing

The Wrexham Unitary Development Plan (UDP) sets
the local planning policy context for the delivery
of affordable housing in the County Borough.
This Local Planning Guidance Note amplifies the
following UDP policies: Policy H7 requires an
element of affordable housing to be provided
on developments of 25 or more dwellings. The
Council will normally expect that 25% of the total
site capacity to be provided as affordable housing.

We have spoken with the Affordable Housing
Officer, and the Community Well-being and
Development Department, prior to the submission
of this planning application. Details of these
discussions and their outcomes can be found in the
‘Consultations’ section of this document.

The location and design of all affordable dwellings
will be shown on the plans submitted with a full
planning application. The affordable housing will
reflect identified local need in terms of tenure and
type of property.

In the case of housing supported by Social
Housing Grant, comply with Welsh Government’s
Development Quality Requirements in terms of
floor space for the property type.

Design proposals should be visually integrated
into the development in terms of design and site
layout; be distributed throughout the development
and also subject to a legal agreement made under

Section 106 of the Town and Country Planning Act
1990, to ensure affordability in perpetuity.

Section 106 agreements (S106) will be used as
required.

Policies must indicate that an authority will seek
to negotiate with developers where it is intended
to include an element of affordable housing in
proposed developments. Policies should also state
what the authority would regard as affordable
housing and the arrangements it would expect for
ensuring that such housing remains reserved for
those who need it.




Developer Contributions to Schools

Welsh Office Circular 13/97 ‘Planning Obligations’
makes provision for developer contributions to
offset the negative consequences of development
provided there is guidance on this in the local
development plan. The Wrexham UDP provides
this guidance through Policy GDP2 on Capacity of
Infrastructure & Community Facilities.

LPG 27 sets out further information on how this
Policy will be applied:

If the potential pupils generated by the proposed
development cannot be accommodated within
existing schools then a commuted payment will
be calculated by multiplying the additional places
required by the pupil cost figure (see Table 1) to
produce the commuted sum to be included in the
planning obligation.

Contributions by way of a release of land for a new
school or direct construction may be considered as
an alternative to payment of a commuted sum at
the Council’s discretion.

For developments that generate 100 pupils and
above consideration will be given to a new school
on a new site, dependent on location and future
growth potential of the area, and the applicant
will be expected to contribute in proportion to
the number of school places the development
generates. The Council will specify the nature of
the works or the area which the contribution will

finance, which may include a completely new
school. We would expect to discuss the above
through in detail with Wrexham County Borough
Council.

We met with Dafydd Ifans, Head of Education
Infrastructure and Support Services, on the 25
November 2014, in order to review the proposal.

Table 1: Cost guidelines

DESIGN AND ACCESS STATEMENT

MICHAEL CUNNINGHAM ARCHITECTS

We explained that we expect a contribution to be
made in accordance with policy, in particular LPG
27. Dafydd would be looking for flexibility in how
the developer contribution was to be used. We
have no issue with this, and would be guided by
the experts.

Primary 0.28
4-11 years

Secondary 0.20
11-18 years

Post 16 004
Totals

Schaoal with 6th Form 0.62

School without 6th Form 0.48

Notes form LPG 27:

Building cost multipliers are based on Department
for Education guidelines, pupil allocations and
average building cost assessment.

1 bedroom and accommodation for the elderly
no charge. 2/3 bedrooms standard charge (shown
above). 4+ bedrooms plus 20%

T000 1960

10000 2000

12000 480
4440
3960

School catchment areas are secondary schools and
their feeder primary schools plus current Council
policy on pupil proximity to schools.

School population assessments to be reviewed
annually.
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Concept and Design
Development

Design Constraints One of the earliest design layouts

showing basic areas of plot sizes

The discussions with planning officers, subsequent and locations of accesses to the

surveys, Local Planning Guidance Notes and public site.

consultation provide a comprehensive overview of

design issues which can be addressed within the

design of the site. These constraints have informed

the design development.

Design constraints include;

- the number of houses of the site

- the density of housing

- public and green space provision

- vehicular access to the site

- number and location of entrances to the site ; rerl P AR T . I

- parking provisions _ KEY The second stage of design
z - aneemiag developed slightly with

- Commarcial specification of each plot. The plots
Based on these constraints we developed the -EE%E';;M, include provision for green space,
design whilst holding discussions with consultants S commercial development and also

. . . I = Danse Housing . . .
to arrive at the most appropriate solution. {Apartmantsi2 outlines housing density.
Badroam Houses)
= Madium Density
Hauging (34
bedroom houses)

= Lads Dansa
Hausing (4-5 ;
. bedroom houses
Design Development
= Proposed Mew
grul;““' imla ki

The concept diagrams and layouts that follow show
the development of the design.

= Mow Growen Link to
couniryside

Link with existing

village cenire. s Arcess routes ino

The sile {wehicles)
These diagrams show various stages of design
development. Several scheme layouts were
considered based on our design constraints, to
arrive at our final proposed design solution (see

B ACCHSE foules inlo
residanlial plots

= Aesads rouled imMa
= sile (podesirians and
! cyclists)
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Early provisional layout with Sketch showing revised ideas of
approximately 350 houses. The ' housing plot divisions and more
layout takes the basic footprint of consolidated areas of green space
the initial diagrams showing basic especially towards the South of the
plot blocks and green space areas. site.

A more detailed sketch proposal
showing  landscape  strategy.
Includes proposed access to each
plot from site entrances, retention

‘.\—'-:'f*'*‘ weere o Of hedgerows, areas of green space

\ ?MW “*and links to public footpaths.
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Proposed Scheme

Design Overview

Whilst the proposed layout is indicative, we have
developed the scheme to form a comprehensive
design that sits comfortably within the site and
locality.

This scheme has been developed through
discussions with the local authority, local
consultation and though the undertaking of
various surveys including Landscape, Ecological
and Highways.

Full details of these surveys and the results
/ proposals can be found in the application
documents.

Key Design Elements
The key elements of the proposal are -

J A residential development of 365 dwellings
the master plan also includes a possible location
for a small ‘corner shop’

] Development set back from the site edges
to allow retention of hedgerow boundaries and
trees, and their protection in accordance with the
BS5837:2012.

] Internal circulation structure with hierarchy
of roads including shared surface and a bus only
link preventing general through traffic between
Gresford Road and the Straight Mile.

. Provision of public open space, including
the potential for sustainable drainage measures.

o Public open space area.

o Provision of community facilities such as
play provision

PROPOSED SCHEME
INFORMED PROPOSAL

Use and amount of development

The proposed use of the size is primarily residential
with a small commercial unit, to serve the needs of
the future residents and existing neighbourhood.
The amount of development has been guides by
various policiesincluding green space requirements
and the existing urban grain of Llay.

The overall density of the site is 23 units per hectare.
Removing the statutory green space requirements,
the density for developable area is 28 units per
hectare. The indicative mix is as follows:

House Type House Size | Mumber of units 2%
1 Bed Flat Sd0sqft 16 44
? Bed House T00=qft 24 6.7
3 Bed House a40sqft 133 36.3
3 Bed House. Integral Garage 1100sgft B4 175
4 Bed House 1140sqft 85 233
4 Bed House. Integral Garage 1190s=gft 43 118
Total 365 100
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Layout

The layout was developed to take into consideration
the surrounding landscape, topography, highways
and adjacent properties. It was also designed in
line with local policy and guidelines.

Reviews and surveys of these elements are
contained within the application.

The layout remove the straight linear form seen
within more urban development’s to create a
layout more suited to the locality.

A central green forms a central focus of the site,
creating aspace suitable for a variety of recreational
uses. The commercial unit will also be situated
within this central area and it is envisioned that
this could also be a point for a bus stop.

The houses are set within residential clusters
either accessed from main carriageways or shared
surfaces. The layout takes on an organic form with
areas of green space and green corridors becoming
an important design feature.

HOME FARM, LLAY

Green space

An Arboricultural survey, landscape & Visual
Appraisal and landscape strategy has been
undertaken. This is included in the application.

The existing green boundary is retained where
possible, and the mature trees on the site are also
included the proposals.

The green boundary is strengthened through the
use of ‘Green buffers’. These will form a separation
along the Gresford road boundary with the existing
road and houses, with the proposed development.

There will be a variety of green spaces which will
include formal and informal play space, ‘nature’
areas and open spaces. Pedestrian foot-ways will
be provided throughout the site, these will also
link to the existing public footpaths seen to the
north of the site.

PROPOSED SCHEME
INFORMED PROPOSAL

Access / Highways

A detailed Traffic assessment has been undertaken
and included in the application. This also includes a
traffic plan which promotes the use of sustainable
transport.

There are three proposed new accesses to the site,
one from the ‘Straight Mile’ and two from ‘Gresford
Road’. The location of these has been chosen with
input from the local highways department and
using information gained from the traffic survey.

There will be a compact roundabout at the ‘Straight
Mile” access and mini roundabouts at the junctions
with Gresford Road.

The internal roads within the site will be a mix of
5.5m carriageways with pedestrian walkways and
shared surface areas.

We will propose measures such as the reduction
of the speed limit on the straight mile and the
upgrading of the lights at the crown junction to
mitigate any impact of the development.
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Conclusion

Summary

With advice and guidance from Wrexham County
Borough Council during the pre-application
process, advice from consultants and findings
from all necessary surveys, we have built up a
detailed understanding of the site’s opportunities
and constraints and considered these carefully to
arrive at our final indicative site proposal.

The layout design proposes a high quality,
sustainable development which will:

- Provide 365 houses, lowering the current 5 year
housing supply deficit.

- Create new public open spaces on land which
is currently private and not accessible to the
community.

- Help to meet the needs of the current social
housing waiting list by providing a proportion of
units to the local council in line with policy.

- Provide the area with new public footpaths,
improving existing access to the National Trails
Network for Llay.

HOME FARM, LLAY

- Provide a variety of housing types for a broad
section of the local community.

- Improve the overall housing stock of Llay for the
future.

We are pleased to submit this scheme on behalf
of our client for consideration for outline planning
approval.

CONCLUSION
SUMMARY



DESIGN AND ACCESS STATEMENT

CONCLUSION
SUMMARY

MICHAEL CUNNINGHAM ARCHITECTS




e info@mca.uk.com
w www.mca.uk.com

LIVERFOOL
202 VANILLA FACTORY 39 FLEET STREET
LIVERPOOL L1 4AR

T +44(0) 151 707 9944
F +44(0) 151 707 0996

MANCHESTER
PORTLAND TOWER PORTLAND STREET
MANCHESTER M1 3LD

T +44(0) 161 238 4914
F +44(0) 151 707 0996





