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11. Introduction 

   

 
This report considers the planning issues associated with the application on 
Land off Llay New Road, Rhosrobin, Wrexham LL11 4RB 
 
The application proposes:  
 

Erection of 117 Dwellings including Provision of Roundabout to provide 
access, Internal Access Roads, Public Open Space Areas and Retention 
of Existing Footpath Route 

The application is submitted on behalf of the Castlemead Group Ltd. 
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22. Description of the Site 

 

The site lies within the settlement of Rhosrobin around 1½ mile to the north west 
of the centre of Wrexham. 
 
The site is roughly rectangular, tapering to the east. 
 
The land is generally flat and is bisected by a public footpath running from Llay 
New Road (opposite Rhosrobin Road) and Plas Acton Road (adjacent to The 
Mews). 
 

 
 
The land is split into 4 parcels of land as shown on the photograph above, 
which are separated by a combination of hedgelines and post and wire fencing. 
 
The site has clear and defensible boundaries and the following uses/features 
surround the site 
 

Llay New Road which runs along the western boundary, with Rhosrobin 
beyond 
Agricultural land to the north west 
Wrexham Cemetery to the north with Plas Acton Road to the beyond this 
On the northern side of Plas Acton Road is the Pandy Business Park and 
Car Sales Garages 
Pandy Farm and The Mews which are dwellings to the north eastern 
corner of the site 
the railway line runs along the south eastern boundary with agricultural 
fields beyond 
to the south is Church Lea a private cul-de-sac of houses 

 
Photographs of the site are attached as Document 1.  
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33. Design & Access Issues 
  
  
 
3.1 Accessibility 
 
A Transport Assessment along with a Travel Plan has been prepared by AXIS of 
Camellia House, 76 Water Lane, Wilmslow, SK9 5BB and this is submitted as 
part of the planning application documentation. The following issues are 
relevant to the issue of accessibility: 
 

1. the site is accessed off Llay New Road. A new roundabout is proposed to 
provide a safe/convenient vehicular access which would also assist 
slowing traffic on Llay New Road 
 

2. There are footpaths running from the site to nearby services and facilities 
within Rhosrobin and the centre of Wrexham (1½ miles to the south east). 
 

3. There is a footpath within the site which links Llay New Rd with Plas 
Acton Rd which will assist in integrating the development into the local 
area 

 
4. The site is generally flat and so circulation routes within and through the 

site will be level, firm and safe 
 

5. each property will have its parking area immediately adjacent to ensure 
ease of movement into the properties and the spaces will be provided in 
a mix of tarmacadam and paviours for ease of movement/access 

 
6. The site is carefully designed to offer the maximum possible accessibility 

for users and visitors. This will include the provision for a disabled 
person to approach and gain access into the buildings from the point of 
alighting from a vehicle. A level approach will be provided (gradient less 
that 1:20) and its surface would be firm and even 

 
7. An accessible threshold will be provided into the building, and the 

entrance door will include an appropriate opening width (min clear 
opening width of 775mm) to enable a wheelchair user to manoeuvre into 
the buildings. In addition the internal space in the entrance storey will 
allow convenient circulation by a wheelchair user and WCs will also be 
provided at ground floor  

 
In accordance with current best practice in relation to pedestrian access the 
scheme shall comply with:  

 
BS 8300:2009+A1:2010 Design of buildings and their approaches to meet 
the needs of disabled people – Code of Practice; and 
 
Building Regulations Approved Document Part M (2013 edition) 
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3.2 Environmental Sustainability 
 
Resource efficiency means minimising the use of energy for heating, lighting and 
other energy uses. It also means using materials and construction methods that 
do not require a lot of energy to either produce or build. The minimum 
requirements to achieve resource efficiency in new construction are set out in the 
Building Regulations. 
 
A Code for Sustainable Homes (2010) pre-Assessment has been provided by 
Paul & Price – Energy Efficiency Consultancy and this is submitted as part of the 
planning application documentation. This explains that  
 

“… the proposed designs will meet and comply with Level 3 of the Code 
for Sustainable Homes (2010), with over 57 percentage points. The 
dwellings’ DERs will be at least 36% better than the TER for 2010 Building 
Regulations. This will give 4 credits for the Ene1 category of the Code for 
Sustainable Homes (2010).  

 
The development of the site will be sustainable in line with the Code for 
Sustainable Homes (2010) 

 
 
3.3 Character 
  
There are no Listed Buildings in the vicinity of the site, nor is the site within or 
adjacent to a Conservation Area. 
 
The properties in the local area are predominantly modern bungalows, 
detached and semi-detached properties, along with a small number of 
traditional cottages. Typical house styles and materials are shown below.  
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The photographs above show typical properties in the area to the west of the 
site along Llay New Road and Rhosrobin Road 
 
 
 
 
 
 
 
 
 
 
 
The photograph above left shows a typical property on Church Lea to the south. 
Above right is ‘The Mews’ cottages on the north eastern boundary of the site. 
 
The surrounding properties are very simple in terms of their design detailing and 
include simple casement windows, projecting gables and a range of simple 
porch designs. The predominant building materials are brick with small 
elements of render with tiled roofs.  
 
The proposed dwellings respond to the setting of the site and will include 
 

Brick and Render walling materials  
Plain tiled roofs 
Ridge tiles to match roof tiles 
Simple white casement windows 
A mix of porch designs 
UPVC maintenance free barge, fascia and soffit boarding 
Black guttering and downpipes 

 
Typical elevations of the dwellings through the site are shown below. 
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The proposed buildings have been designed to reflect the scale and character 
of the properties in the vicinity and comply with thrust of policies GDP1 of the 
Unitary Development Plan and Technical Advice Note 12 Design (2009) 
 
 
3.4 Community Safety 
 
The existing properties, along with the proposed dwellings would provide 
natural surveillance and security for the access routes, gardens and parking 
areas within the site. 
 
Due to the detailed design and layout, the site has clear and defensible 
boundaries and the adjoining roads and footpaths are clearly marked to ensure 
that the public are aware of there routes through the site. 

The site will be suitably secured during the construction phase and the 
development will comply with all relevant public safety legislation. 

 
3.5 Movement to, from and within the Development 
  
Policy PS4 of the Unitary Development Plan states that “Development should 
maintain the existing settlement pattern and character and be integrated with the 
existing transport network to help reduce the overall need to travel and 
encourage the use of alternatives to the car”.  
 
The proposed development assists in sustainable development because it is 
located within the settlement boundary of Rhosrobin which includes the 
following services and facilities: 
 

Footpaths 
 
There are footpaths running from the site to nearby services and 
facilities within Rhosrobin directly to the west and the centre of 
Wrexham which is around 1½ miles to the south east. 
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There is also a footpath within the site which links Llay New Road 
with Plas Acton Road which will assist in integrating the development 
into the local area. 
 
Public Transport Infrastructure - Rail 
 
Gwersyllt Train station lies 1,100m (¾ mile) directly to the west of the 
site only around 15 minute walk from the site 
 
This line lies on the Shrewsbury, Wrexham to Liverpool line and a 
timetable is attached as Document 2 
 
Public Transport Infrastructure - Bus 
 
There is a regular Bus Services serving the settlement and the bus stop 
lies immediately adjacent on Llay New Road. 
 
Bus Timetables are attached as Document 3. 
 
Transport Infrastructure - Road 
 
There are good local highway linkages close to the site including: 
 

o B5425 direct to the centre of Wrexham to the south east 
 

o A483 to the A55 and North Wales coast 
 

o A483 to Chester, the M56 and the North West 
 

o A483 and the A5 to Shrewsbury and the West Midlands 
   

The movement to, from and within the site is convenient and safe. 
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44. Planning Policy 
  
  
 
 
4.1 The Development Plan 
 
The Development Plan for the area is the Wrexham County Borough Unitary 
Development Plan 1996 – 2011 which was adopted in February 2005.  
 
The UDP shows the whole of the application site situated within an area of open 
countryside. 
 
However the site lies adjacent to  
 

The built up edge of Rhosrobin to the west (Inset Map 5) 
development boundary of Wrexham to the south (Inset Map 1 Rhosddu) 
development boundary of Wrexham to the north east (Inset Map 1 Pandy) 

 
The following Local Planning Guidance Notes are also relevant 
 

LPGN  10  - Public Open Space in New Housing Development 
LPGN  16   - Parking Standards 
LPGN  21   - Space Around Dwellings 
LPGN  24   - Designing out Crime 
LPGN  28  - Affordable Housing 
LPGN  30  - Design 

 
 
4.2 Other Material Considerations 
 
Other material considerations will include Planning Policy Wales (2014) and the 
associated Technical Advice Notes.  
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55. Planning Policy – 5 Year Supply of Housing 
  
  
 
 
5.1 Planning Policy Wales (Feb 2014) 
 
Planning Policy Wales sets out the land use planning policies of the Welsh 
Government and translates the Governments commitment to sustainable 
development in the planning.  

Planning Policy Wales indicates at paragraph 9.2.3 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 in the 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. 
For land to be regarded as genuinely available it must be a site included 
in a Joint Housing Land Availability Study.  
 
The Welsh Government will monitor development plans and their 
implementation to ensure that sufficient housing land is brought forward 
for development in each local planning authority and that economic 
development and related job opportunities are not unreasonably 
constrained. 

 
There is a clear requirement to provide a 5 year supply of housing land within 
Planning Policy Wales (2014) 
 
 
5.2 Wrexham County Borough Council (JHLAS) 
 
The latest Wrexham County Borough Council Joint Housing Land Availability 
Study (JHLAS) for 2013 presents the housing land supply for the area at the base 
date of 1st April 2013. 
 
The JHLAS was prepared in accordance with the requirements of the relevant 
policy documents including Planning Policy Wales (Edition 5, November 2012), 
Technical Advice Note 1 (TAN 1) and the Guidance Note on the JHLAS process 
(Version 2 September 2012). 
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The JHLAS sets out details of the housing land supply and how it has been 
calculated. It shows that based on the past completions method set out in TAN 1, 
Wrexham County Borough Council has a housing land supply of 3.4 years. 
 
This is set out in the table below: 
 

 
 
The Wrexham JHLAS indicates that there is not a 5 year supply of housing within 
the Wrexham area. 

 
5.3 Technical Advice Note (TAN) 1 – Joint Housing Land Availability Studies 
 
This note provides guidance on the preparation of Joint Housing Land 
Availability Studies (JHLAS). The purpose of these studies is to monitor the 
provision of market and affordable housing, provide an agreed statement of 
residential land availability for development planning and control purposes; 
and set out the need for action in situations where an insufficient supply is 
identified. 
 
As noted above the Wrexham JHLAS indicates that there is not a 5 year supply 
of housing within the Wrexham area. 

Paragraph 5.1 of TAN 1 (situations where supply is below 5 years) explains that:  
 

“Where the current study shows a land supply below the 5 year 
requirement, 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. 
 
In addition, local planning authorities must take steps to increase the 
supply of housing land. This may include reviewing the development 
plan, releasing land in its ownership, expediting planning applications or 
securing the provision of infrastructure for particular sites, which 
prospective developers may be prepared to finance in whole or in part.  
 
The local planning authority must include a statement in the JHLA study 
outlining the measures it is taking to address the shortfall in housing land 
supply 
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This means that despite being outside the current development boundary the 
planning application should be considered in the context of the presumption in 
favour of sustainable development in line with Planning Policy Wales. 
 
On this basis the scheme will assist in delivering houses within the framework of 
TAN 1 and national planning policies. 
    
 
5.4 Steps to be taken in line with Technical Advice Note (TAN) 1 
 
TAN 1 is very specific in that where the supply of housing land does not meet 
the 5 year target, it requires Local Planning Authorities to review their land 
supply and take steps to increase the supply of housing land. The following 
options are available: 
 
 

1. Reviewing the Development Plan 
 
Following an Examination in January 2012, the Wrexham Local 
Development Plan (2006 – 2021) was withdrawn. 
 
The Delivery Agreement of January 2013 suggests that the Wrexham 
Local Development Plan (2013 to 2028) does not envisage adoption until 
2015. 
 
This is not a reasonable or viable option to increase the supply of 
housing land in the short term. 
 
2. Releasing Land in its Ownership 
 
The issue of the shortage of land supply has been known since at least 
mid/late 2013. 
 
There appears to be no efforts being made by the Council to sell land in 
order to increase the supply of housing land in the short term. 
 
In addition it is extremely unlikely that Council owned land would 
contribute sufficient land in order to suitably increase the supply of 
housing land in the short term. 
 
3. Expediting Planning Applications 
 
This is a viable option. 
 
In order increase the supply of housing land in the short term the Council 
need to grant planning permission for residential development. 
 
Indeed the Wrexham County Borough Council Joint Housing Land 
Availability (JHLAS) Study for 2013 acknowledges that this is the only 
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viable alternative to increase housing land supply in the short term. The 
document states at paragraph 3.5 that: 
 

“The Council will give appropriate consideration to any applications 
that may be submitted for residential development outside of existing 
settlements. It must be stressed, however, that the Council cannot 
guarantee that any such applications will be approved simply 
because they contribute to the land supply. The need to increase the 5 
year supply will not override the need to take account of all other 
planning constraints and material considerations. Any applications 
will be carefully considered on their own individual merits together 
with the potential contribution that such development can make to the 
overall housing land supply” 
 

4. Securing the Provision of Infrastructure for Particular Sites (which 
prospective developers may be prepared to finance in whole or in part) 
 
It is unlikely that there are key sites remaining to be developed which 
would contribute substantially to the increase in the supply of housing 
land in the short term. 
 
In addition it is unlikely that the Council would be in a position to secure 
the provision of infrastructure. 

 
Under the requirements of TAN 1 the Local Planning Authority is required to 
review its land supply and take steps to increase the supply of housing land.  
 
Of the 4 options noted within TAN 1, the only viable option to increase the 
supply of housing land is to expedite the granting of planning applications 
which meet the requirements of National Planning Policy. 
 
 
5.5 5 Year Land Supply - Conclusion 
 
Planning Policy Wales and TAN 1 requires each Local Planning Authority to 
ensure that sufficient land is available to provide a 5-year supply of housing 
land within their areas.  
 
The Wrexham County Borough Council Joint Housing Land Availability Study 
(JHLAS) for 2013 concludes that there is only 3.4 years supply of housing land. 
 
TAN 1 specifies the steps required of Local Planning Authorities if they cannot 
provide a 5-year supply of housing land. 
 
The current application seeks to assist in the increase in the supply of housing 
land within the Wrexham County Borough area in line with the requirements of 
Planning Policy Wales and TAN 1. 
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66. Other Planning Issues 
  
  
 
 
6.1 Sustainability of the Settlement 
 
The site lies within the settlement of Rhosrobin, but this lies adjacent to the 
centre of Gwersyllt. Within a short walking distance of the site are the following 
services and facilities: 

 
Retail Uses 
 
Rhosrobin Stores lies around 150m from the site entrance. This provides 
general provisions and newsagents. 
 
The wider area includes a wide range retail uses within easy walking 
distance including a Lidl supermarket, Tesco supermarket, Iceland 
supermarket, Newsagents, Inspire Hair & Beauty Station, Fish Bar, (along 
with many other retail uses in the centre) 
 
Services and Facilities 
 
Gwersyllt Dental Practice  
Pen Y Maes Health Centre, Gwersyllt 
Daleside Veterinary Group, Rhosrobin (opposite the site) 
 
Schools 
 
The following schools lie nearby:  
 

Ysgol Bryn Alyn (Secondary),  
Gwersyllt Junior C.P. School (Primary),  
Ysgol y Gaer Infants School (Primary),  
Ysgol Heulfan CP (Primary),  
Ymlaen (Special Education),  
Gwersyllt Support Centre (Special Education) 

 
 Employment Uses 
 

There are a wide range of employment uses in the vicinity of the 
application site which include 
 

Rhosddu Industrial Estate, Rhosrobin LL11 4YL (200m south)  
Plas Acton Road Car Showrooms, Pandy, LL11 2UA (50m north) 
Pandy Business Park, Plas Acton Road, Wrexham, LL11 2UD (20m east) 

The nearby services and facilities ensure that the site results in a sustainable 
form of development. 
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6.2 Deliverability 
 
The site is available for immediate development as Castlemead Homes Ltd has 
a current option to develop the land for housing. 
 
There are no known constraints to the development of the site, with all main 
services being available. 
 
Subject to planning permission being granted, the development of the site will 
occur at the earliest available opportunity. 
 
The site is clearly available for development, is deliverable and would be 
developed immediately following the grant of planning permission.  
 
 
6.3 Boundaries of the site 
 
The site is contained by the following natural/built features: 
 

North – mature hedgeline with neighbouring agricultural land and the 
Cemetery and Plas Acton Road beyond 
 
North East – mature hedgeline, residential properties of The Mews and 
Pandy Farm and Plas Acton Road beyond 
 
East – mature hedgeline, Railway Line 
 
South – residential development of Church Lea  
 
West – mature hedgeline, Llay New Road and properties within 
Rhosrobin beyond 

 
Critically the site does not project into an area of unbounded open countryside 
and is contained by clear physical/built features which form clear and 
defensible boundaries. 
 
The site does not project into open countryside, and would form a natural 
rounding off of the settlement in this location.  
 
 
6.4      Visual Impact 
 
The area is currently agricultural land with the current grading ALC Grade 3a 
and 3b (see Agricultural Land Classification provided by Soil Environment 
Services Ltd in March 2014). 
 
Photographs of the surrounding vantage points are shown within Document 1 
and the key vantage points are discussed below. 
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From the South  
 
Directly to the south is Church Lea and there are no longer distant views 
into the site from this direction 
 
In addition when entering the settlement on the B5425 from the south, 
high hedgelines obscure any views into the site. 
 
From the West 
 
The western site boundary is formed by a dense and mature hedgeline 
which creates a high barrier to views into and through the site. 
 
The hedge would be retained where possible (along the southern part of 
the western frontage) 
 
The access roundabout will result in the loss of a stretch of hedgerow at 
the site entrance to facilitate the associated engineering works. 
 
The roundabout and the associated areas of open space around the 
western site frontage open up the land when approaching the site along 
Rhosrobin Road.  
 
This opening up of the site frontage along with the proposed open 
spaces throughout the site will create a feeling of space at the site 
entrance and through the site. 
 
From the North West 
 
The agricultural land to the north west creates a natural ridgeline which 
restricts any views into the site from the north west. 
 
In addition the high mature hedgelines in the vicinity prevent views into 
the site from the north west. 
 
From the North  
 
Like the land to the north west the land of the Wrexham Cemetery 
contains higher ground which prevents views into the site from Plas Acton 
Road and the north. 
 
From the East 
 
The existing properties The Mews and Pandy Farm form a physical 
barrier to views into the site from Plas Acton Road from the east. 
 
In addition the high mature tree and hedgelines on both sides of the 
railway cutting prevent views into the site from the east. 
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Critically there are no longer distant views of the site due to the topography, 
high and mature hedgelines and the existing development surrounding the site. 
 
Views of the site tend to be close ranging in key locations around the site. 
However even these have limited views into the site due to the high and mature 
hedgline around the perimeters of the site. 
 
The Landscape Institute’s publication ‘Guidelines for Landscape and Visual 
Impact Assessment’ 2013 explains that the scale or magnitude of landscape 
effects are based on the degree of change to the landscape and the nature of 
the effect and its duration. The effect can be measured as follows: 

 
There is obvious change as part of the development of the site and so the 
category ‘No Change’ is not relevant in this scheme. 
 
However for the reasons noted above it is considered that the scale of change is 
limited and that the adverse effect of the development to the landscape is 
low/slight. 
 
The opening up and landscaping around the site entrance along with the open 
space within the site would create a far more open vista into and through the 
site. This would create a low/slight beneficial impact.  
 
On this basis the proposed development will not have a detrimental impact 
upon the landscape setting of the site and the scheme meets to relevant policies 
of the Development Plan and Planning Policy Wales. 
 
 
6.5  Ecology 
 
In order to assess the site and determine the possible impacts upon biodiversity, 
a Phase I Habitat Survey Report has been prepared by Cheshire Ecology Ltd of 
Milton Green Farm Cottage, Chapel Lane, Handley, Chester, CH3 9EE. 
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The Report forms part of the planning application submission and the 
conclusions and recommendations of the report will guide the construction 
process and timings on site. 
 
In addition a Great Crested Newt survey and a Reptile Survey have been 
undertaken on the land. These are also submitted as part of the application 
documentation. 
 
The scheme meets the guidance within Technical Advice Note 5 Nature 
Conservation and Planning (2009) 
 
 
6.6 Trees 
 
Local Planning Guidance Notes No 17 - Trees and Development relates to the 
protection of trees and highlights the benefits of trees as an integral part of 
development design. 

An Arboricultural Impact Assessment has been provided by Tree Solutions 
(Arboricultural Consultants) of 5 Orchard Close, Chester, Cheshire, CH2 2JD 
and this is submitted as part of the planning application documentation.  

The submitted scheme reflects the recommendations of the Arboricultural Impact 
Assessment. 
 
The layout demonstrates that 117 dwellings can be accommodated on the land 
whilst retaining all significant trees and hedges within the site.  
 
The retention of the key trees and hedglines will assist in biodiversity and 
wildlife promotion and also to help in the assimilation of the scheme into the 
existing landscape. 
  
 
6.7 Impact Upon Neighbouring Properties 
 
The application site is bounded by existing dwellings on 3 sides and the impact 
upon these is considered below: 
 

Pandy Farm and The Mews to the East 
 
Between these properties and the proposed dwellings is a large and 
mature hedge which is being retained. 
 
Pandy Farm sits gable on to the site. The nearest dwellings are plots 101 
and 102 and their rear elevations face towards Pandy Farm at a distance 
of around 20m. 
 
The Mews also sits gable on to the site. The nearest dwelling is plot 100 
and its nearest point is around 24m from The Mews. 
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Church Lea to the South 
 
The properties along Church Lea face east/west parallel with the access 
driveway. This means that these houses do not look directly over the 
land, but look along its southern boundary, parallel with it. 
 
The new properties along this southern boundary have been positioned 
to avoid any direct overlooking. 
 
Properties along New Llay Road  
 
These properties are on the western side of New Llay Road and face 
across towards the site. 
 
However given the intervening highway, the closest relationship (existing 
house to proposed house) is around 28/30m with most being around 
35m+. 
 

The dwellings have been positioned and orientated to ensure that there is no 
material impact upon the existing residential properties around the site 
 
The scheme has followed guidance within LPGN 21 - Space around Dwellings, 
provides a good solution to the site constraints and will not materially impact 
upon any neighbouring property.  
 
 
6.8 Drainage 
  
An existing foul main drain is available within the site as shown in the extract 
below. 
 

 
 
The foul water from the properties will drain to this foul main connection. The 
point(s) of connection will be agreed with the relevant statutory undertaker.  
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A Preliminary Surface Water Drainage Strategy has been submitted as part of 
the application documentation, and this explains that the surface water from the 
site will be discharged via infiltration techniques. A detailed drainage design 
strategy to include SUDs measures will be prepared in consultation with the 
sewerage undertaker and the Environment Agency. 
 
 
6.9 Flood Risk 
 
A floodplain is the area that would naturally be affected by flooding if a river 
rises above its banks, or high tides and stormy seas cause flooding in coastal 
areas.  
 
The site is shown to be outside the Environment Agency’s Indicative Floodplain 
which shows the 0.1% annual probability flooding and an extract of the 
Environment Agency mapping is shown below. 
 

 
 
There will be no detrimental impact upon any future occupiers of the 
development through flood risk and the development of the site will not result in 
the loss of flood storage capacity  
 
The development fulfils the criteria within Technical Advice Note 15 
Development and Flood Risk. 
 
 
6.10 Affordable Housing 
 
Policy H7 of the UDP 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 and the Local Planning Guidance Note 28 
Affordable Housing amplifies the UDP policy. 
 
As the scheme proposes 117 dwellings, the UDP policy requires the provision of 
29 affordable dwellings within the site.  
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The affordable units are shown on the schedule attached to the Proposed Site 
Plan as follows: 
 

16  x one bed terraced apartment 
10  x two bed semi and terraced houses 
3  x three bed semi and terraced houses. 

 
The scheme meets the requirements of Policy H7 of the UDP, Local Planning 
Guidance Note 28 Affordable Housing and TAN 2 – Planning and Affordable 
Housing. 
 
 
6.11 Vehicular Access 
 
A Transport Assessment has been prepared by AXIS of Camellia House, 76 
Water Lane, Wilmslow, SK9 5BB and this is submitted as part of the planning 
application documentation. 
 
In terms of the access arrangements the report concludes that: 
 

It is concluded that the development of land off the B5425 Llay New 
Road, Rhosrobin, to deliver up to 117 residential dwellings would not 
result in a detrimental impact on the local highway network, either in 
operational or highway safety terms. 

 
The Travel Plan attached to the Transport Assessment seeks to encourage and 
maximise travel to the site by alternative travel modes to the private car. The 
Travel Plan will be adopted on a ‘sitewide’ basis for the residential scheme with 
a central Travel Plan Co-ordinator (TPC) role managing travel requirements for 
all residents. 
 
The Transport Assessment and Travel Plan demonstrate that the access to the 
site along with the surrounding highway network is capable of accommodating 
the traffic associated with the proposed 117 dwellings and that the development 
is sustainable. 
 
 
6.12 Parking 
 
The scheme proposes a mix of 1, 2, 3 and 4 bedroom houses and LPGN 16 sets 
out the necessary parking standards as follows: 
 

1 bedroom 1½ car spaces per unit 
2 bedrooms 2 car spaces per unit 
3 & 4 bedrooms 3 car spaces per unit 

 
It is noted that if required, the internal road is capable of accommodating a 
significant level of on street parking without detriment to highway safety. 
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In addition the site lies within a sustainable location with access to good 
footpath links and public transport facilities (including bus and train). This 
reduces the need to travel by car and so reduces the need and demand for 
parking facilities on site (see also Travel Plan information at 6.11 above) 
 
The Proposed Site Plan shows that each of the houses is allocated the 
appropriate level of parking in accordance with the Local Planning Guidance 
Note No.16.  
 
 
6.13 Open Space 
 
The requirement for open space is set out within ‘Local Planning Guidance Note 
No 10 - Public Open Space in New Housing Development’. 
 
The Proposed Site Plan demonstrates that an appropriate level of open space 
can be provided in line with the guidance within LPGN 10 - Public Open Space 
in New Housing Developments. 
 
The scheme shows a variety of open space areas throughout the site amounting 
to 1.004 hectares (2.482 acres) 
 
Particularly the scheme provides significant areas of open space: 
 

on the western boundary of the site with Llay New Road 
 

along the key vehicular route through the site in order to create a sense 
of space within the development 

 
along and adjacent to the public footpath through the site in order to 
ensure the route remains an attractive feature within the site 
 

Overall the scheme exceeds the standards of the LPGN 10 requirement by 
providing 106% of the necessary open space across the site. 
 
 
6.14 Agricultural Land Classification 
 
Soil Environmental Services Limited have provided an ‘Agricultural Land 
Classification’ and the document is submitted as part of the planning application 
documentation. 
 
The report explains that the land has an Agricultural Land Classification of 3a 
and 3b (with 1 being excellent quality and 5 being poor quality). 
 
The report concludes that: 
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Given that a large proportion of the site is not of the ‘Best Most 
Versatile’ agricultural land, and the restricted access currently available, 
it is unlikely that this site would be used in arable production. 

 
 
6.15 Archaeology 
 
Pre application discussions have taken place with Officers of Wrexham Council 
regarding the issue of Archaeology. 
 
There are no features of interest recorded within the local area and so no 
archaeological investigation was considered necessary. 
 
 
6.16 Existing Footpath 
 
The existing footpath within the site which links Llay New Road with Plas Acton 
Road would be retained within the development. 
 
The route of the footpath would remain as existing and the landscaping would 
ensure that the route remained an attractive walkway through the site. 
 
 
6.17 Minerals 
 
The site lies within an area for the ‘Protection of Mineral Resources’ covered by 
Policy MW9 of the Wrexham County Borough Unitary Development Plan 1996 – 
2011 adopted in February 2005. 
 
A ‘Desk Study of Minerals’ has been prepared by Wardell Armstrong Sir Henry 
Doulton House, Forge Lane, Etruria, Stoke-on-Trent, ST1 5BD and this is 
attached as part of the planning application documentation. This concludes that: 
 

There are no commercially viable minerals that could be won by surface 
extraction methods from within the site. The deposit of sand and gravel is 
too small to warrant commercial extraction. Development of the site will 
not impact on the development of a larger mineral operation. As there 
are no commercially viable minerals that can be extracted from the site, 
the proposed development will not cause any sterilisation of minerals and 
we do not see any reason for a site investigation to be undertaken in 
relation to minerals. However, the developer may wish to drill shallow 
boreholes for geotechnical purposes. The site is in a coalmining area and 
the developer may wish to purchase a mining report from the Coal 
Authority. 

 
Whilst part of the land is allocated as Policy MW9 land within the Wrexham 
County Borough Unitary Development Plan the information demonstrates that 
the there are no viable minerals within the site. 
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Document 1     

 
Photographs of the Site 



The photographs below relate to the positions shown above 
 
 

 
Photo 1 
View from the railway bridge on Plas Acton Road – note high and dense tree/hedge 
screen along cutting/site boundary 
 
 

 
Photo 2  
View towards the site showing The Mews (left) 
 

 
Photo 3 
View from the north eastern corner across towards the site  
 



 
 

 
Photo 4 
View from Plas Acton Road towards the Wrexham Cemetery – note ridgeline in 
Cemetery preventing views into the site from Plas Acton Road 
 

 
Photo 5 
View the Wrexham Cemetery towards the site 
 

 
Photo 6 
View from Plas Acton Road – note ridgeline in agricultural land to the north of the 
application site preventing views into the site from Plas Acton Road 
 

 
 
Photo 7 
View from Llay New Road at the junction with Plas Acton Road – note high and mature 
hedgeline preventing views into the site Llay New Road 
 
 
 



 
Photo 8 
View from Llay New Rd– note high/mature hedge preventing views into the site 
 

 
Photo 9 
View from Llay New Rd– note high/mature hedge preventing views into the site 
 

 
Photo 10 
View from Rhosrobin Road 
 

 
Photo 11 
View from Rhosrobin Road – note high/mature hedgeline preventing views into the site  
 



 

 
Photo 12 
View from the footpath entering the site from Rhosrobin Road – note high and mature 
hedgeline preventing views into the site  
 

 
Photo 13 
View from Rhosrobin Road – note high and mature hedgeline preventing views into the 
site  
 

 
Photo 14 
View from Rhosrobin Road showing the new development Church Lea right – note high 
and mature hedgeline preventing views into the site  
 

 
Photo 15 
Looking north across the paddock outside the application site – note the ridgeline 
restricting views into the site 
 
 
 



 

 
Photo 16 
looking back towards the site from the paddock to the north – note strong hedgeline 
 

 
Photo 17 
View across the site from the NE corner 
 

 
Photo 18 
View along the Cemetery boundary on the northern part of the site 
 

 
Photo 19 
View towards the Cemetery boundary on the northern part of the site 
 

 
Photo 20 
View towards the Cemetery boundary on the northern part of the site with the roofline 
of The Mews just visible above the hedgeline centre 
 



 
Photo 21 
View towards Pandy Farm on the north eastern part of the site  
 

 
Photo 22 
View towards the railway line on the south eastern part of the site  
 

 
Photo 23 
View across the centre of the site  
 

 
Photo 24 
Showing the railway line cutting along the eastern boundary of the site 
 



 
 

 
Photo 25 
View from the corner of the largest field towards the west 
 

 
Photo 26 
View to the south west towards Rhosrobin 
 

 
Photo 27 
View to the north west  
 

 
Photo 28 
View to the north east  
 

 
Photo 29 
View to the south east and Church Lea development adjoining the site 
 



 
 
 

 
Photo 30 
View to the south east and Church Lea development adjoining the site 
 

 
Photo 31 
View towards the south east and the Church Lea development adjoining the site 
 



 
DDocument 2 

 
Shrewsbury, Wrexham to Liverpool Line – Train Timetable 

 
 
 
 



 





 



 
DDocument 3 

 
Local Bus Timetables 
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